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ABSTRACT
"Development Plan for a Public,-Private Venture, San Antonio
CBD" is a preliminary feasibility study for a commercial
development that would be carried out by The Enterprise
Development Company. The City of San Antonio invited
Enterprise to put together a plan for two adjacent downtown
sites. Early in the summer, a Memorandum of Understanding
was signed allocating $100,000 of public funds to be paid to
Enterprise for this work. The final plan is to be completed
in December of this year. The development can best be
characterized as a "festival market-place".
To analyze the feasibility of the project, the thesis
generates a site plan and a tentative program of activities.
Then, based on rent and construction cost assumptions,
project revenues and cost scenarios are produced to analyze
the economic potential of the development were it to
continue along the assumptions made at this time. A number
of recommendations are also made based on the proposal and
the analysis.
The thesis was undertaken alongside the developer's work.
The greatest contribution the thesis may make to the study
of the topic is to illustrate how to synthesize alternatives
and make a "first-cut" analysis of the development based on
information collected first-hand: at times scant, at times
redundant, always unstructured.
Thesis Supervisor: James McKellar
Professor of Architecture and Planning
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1.0 INTRODUCTION
Section One outlines the development under study and
establishes the scope and approach for this thesis.
1.1 OUTLINE OF THE STUDY
This thesis-will examine the potential for a development
of two downtown sites in San Antonio, Texas, via a joint
public-private effort of the City of San Antonio and The
Enterprise Development Company.
With a population of 1.2 million, the San Antonio SMSA is
the 33rd largest in the country and growing rapidly. During
1980-82, the population increased at an annual rate of 3.2%
(national rate = 1.1%, Texas rate = 3.6%). Of the total
population, about 50% is of Hispanic origin. San Antonio is
an aspiring city; there is a sense of self-consciousness
among its citizenry about San Antonio's future and its
impending emergence as a center of national importance. In
terms of central city size, San Antonio promotes itself as the
tenth largest in the country -- mainly a result of how the
city boundaries are drawn. San Antonio is also a
decentralized city of extense suburbs with sub-centers of
commercial activity. The downtown area is dominated by the
tourist and visitor population.
San Antonio's civic leaders have traditionally taken a
strong interest in urban affairs and seem to share an
uncommonly strong consensus about the issues that face their
city. It's Mayor, Henry Cisneros, became nationally visible
when he was considered a possible candidate to run for the
vice-presidency during Walter Mondale's 1984 campaign.
It is through the initiative of a couple of local leaders
that Enterprise was invited to carry out a development
study. Most active among these leaders is Edith McAllister,
a personable woman involved in many of the cultural and
civic organizations in the city. Ms. McAllister and others
arranged to have Jim Rouse, the founder of Enterprise, and
his wife flown into San Antonio in a private jet to see the
potential of their downtown.
Six years after retiring from the Rouse Company (famous
for projects such as Faneuil Hall in Boston and Harbor
Place in Baltimore), Jim Rouse formed The Enterprise
Foundation -- a nonprofit, publicly supported organization
dedicated to assist neighborhood groups in the improvement
of central city housing. The Enterprise Development
Company, is a private subsidiary wholly owned by the
Foundation. It was set up as a profit center to generate
funds for the foundation's mission.
Due to Rouse's successful track record, Enterprise's
involvement in San Antonio is felt as something very
special. There has been a history of plans for the sites,
including public and private failures to achieve the desired
outcome. Enterprise is seen as a new credible force of
change.
"La Villita" and "HemisFair," the two sites, occupy an
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area of approximately fourteen acres located at the south-
eastern edge of the CBD. Both sites front on South Alamo
Street -- an important road that gives access to many of the
most attractive parts of downtown. (A brief description of
the sites is included in section 2.1.2)
The task is to examine the feasibility of developing the
sites for shopping, dining and entertainment uses. For this
purpose, the draft development plan seeks to propose an
economically viable concept for the sites while at the same
time taking advantage of their unique potential.
A plan for these sites demands careful treatment of
historic locations and existing structures; sensitive
handling of the political, cultural and social issues that
exist; and satisfaction of the objectives of both private
and public partners. 'The thesis examines these issues in an
effort to support and guide any plan for the sites.
Each site presents its own unique problems and
opportunities; the two together represent an even greater
challenge.
1.2 SCOPE AND APPROACH
This work was carried out as a part of, and parallel to,
a six month study commissioned by the City. The developer's
study extends from June to December, while the thesis
extended from June to mid-August, 1986. The difference in
time schedules between the developer's study and this thesis
called for a decision as to the scope of the thesis.
Under the circumstances, two main alternatives were
considered. On the one hand the thesis could have been a
"compressed" (in time) version of the full development
study, covering all aspects in a more or less "finished"
manner. On the other, it could have been conceived as a
document of a process at work in "real time." While the
sense of completeness of the former alternative is
intellectually appealling, the opportunity for more in-depth
attention to the finer issues ,made possible by the latter is
also attractive. This study leaned towards the "real-time"
alternative, although an attempt was made to cover as much
of the full development plan as possible. A schedule
showing the developer's main tasks during the six months is
presented in figure 1.
Given the need to create a plan that would serve as the
basis for the feasibility analysis, the work here presented
strives to be as synthetic as it is analytic; to propose as
much as to reflect. The thesis is organized into three main
parts: the project (section 2), the proposal (section 3),
and the feasibility analysis (section 4).
The appendices provide a profile of people and
institutions that have a clear interest in the developer's
study, a record of project planning considerations and a
more detailed analysis of the sites.
Rod Brana / June 1986 1
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2.0 THE PROJECT
This section presents the sites and discusses the
partnership.
2.1 THE URBAN CONTEXT
2.1.1 The San Antonio Riverwalk
The importance of the San Antonio River to the existence
of the city makes it a good point to begin an outline of the
urban context.
The Spanish founded San Antonio in 1718. The area was
selected as a site for a town because the river offered the
possibility of channelling the water from upstream, to where
it was needed, and back to the river downstream. A network
of ditches, or "acequias", built of dressed lime-stone
distributed the water to the fields of the San Antonio de
Valero mission. Much of the old network of acequias became
part of the modern water networks after 1877.
Irrigation was the key to growth of the missions and the
town. Today, the river continues to be the most
characteristic and popular of places in San Antonio as it
meanders through downtown on its way to the Gulf of Mexico.
The downtown portion of the river has been transformed into
a major urban amenity through a gradual process of
improvements guided by collective planning and individual
vision. (Figure 3, The Riverwalk).
In the early 1900's the river posed a number of
environmental problems. Water levels were subject to change,
and sewers emptied into the river, creating a health hazard.
In 1921 after a major flood that left several casualties and
destroyed millions of dollars in property, plans were
drafted to put the river into an underground pipe and pave a
street over it. Prompt action by conservation groups
managed to persuade San Antonians to clean up and save the
river instead. A channel was built so that the flow of the
river could bypass the one and three-quarter mile loop
downtown. Flow gates were installed to control the level of
water within the loop. Further improvements followed during
the Great Depression, when the river was included in a
construction jobs program.
In a rather unintended fashion, these works created the
potential for what was to become the present day Riverwalk
-- a system of pedestrian walks, bridges, and terraces on
both sides of the loop. Within the river's channel, twenty
feet below the street level, the Riverwalk is a magical
second level in the CBD alive with with cafes, restaurants,
entrances to hotels, terraced gardens and fountains. The
Riverwalk is not, however, a retail environment. Food and
drink establishments are the prime users.
Interestingly enough, the popularity of the Riverwalk as
a pedestrian environment presents a difficult challenge in
downtown San Antonio -- especially for developments that
depend on high volume of pedestrian traffic or prime
location, such as retail centers or hotels. The challenge
consists of being able to create an environment that invites
people to step up and out of the river level. Businesses on
some downtown streets have not been able to meet the
challenge, and have closed for lack of pedestrian traffic.
Other developments try to back off from the challenge
altogether. Most notable among these is the new "River
Center Mall", scheduled to open in the Spring of 1988. Not
at the center of the river at all, but rather at the end of
a new extension, River Center Mall opted for the costly
alternative of bringing the river to its front door.
The need to acknowledge and complement the Riverwalk is
one of the greatest challenges facing Enterprise in this
development.
2.1.2 The Sites
Located at the edge of the CBD, the two sites share high
visibility in the city and are filled with unique historic
meanings. All San Antonians know where La Villita and
HemisFair are. They also know that the sites appear to be
suspended in time, vestiges of what once was, somewhat
separated from the present. On the balance, San Antonians
have positive feelings towards the sites, which they would
like to see transformed into once again popular centers of
activity in the mainstream of the life of the city. (Figures
4 and 5, Site Boundaries and Surroundings).
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FIGURE 6 - Entrances to Bldgs. - LA VILLITA
2.1.2.1 La Villita.
Originally a Mexican village, "La Villita" occupies a
city block of approximately 310 by 600 feet or 4.4 acres.
Buildings in La Villita are one and two stories, with white
plastered walls and standing seam roofs. Some red-tile
roofs are also found. Three plazas are the major open
spaces: Plaza Juarez Hidalgo, Plaza Nacional, and Plaza
Maverick (also known as Plaza Nueva since it is on the
corner of Nueva Street and also because it is not part of
the original village). Aside from the Plazas, numerous
other yards and paths are part of the open space in La
Villita. (Figure 6, La Villita).
The site also includes the Arneson River Theater, carved
on the south bank of the San Antonio River and serving as a
major gateway to La Villita from the river. The theater
consists of an open auditorium approximately 90 by 120 feet
and a stage on the opposite bank of the river. The river is
only about 25 feet wide at this point. The theater is used
predominantly for paid shows of folk dancers and song
festivals, attracting a crowd largely made up of tourists.
It seats a maximum of about 900 people, but usually
attendance is in the range of 300 to 500. Free events get
a heavy attendance of local residents. As an example of
admission costs, dance and musical events organized by the
Kiwanis club charge about $7.00 for adults and $2.00 for
children under six years old.
Three major elements make up La Villita: history, retail
and events. La Villita is a designated historic landmark
and under the protection of the Historical Review Board.
The little village is one of the oldest districts in the
city, although much of it has been transformed over the
years -- specially the open spaces. A couple of fountains,
several fences and rare and exotic plants are found
throughout the site.
Arts and crafts, "curio" shops, a couple of restaurants
and a German bakery shop are the current tenants. (Refer to
Figure 8A, Existing Conditions). Not all shops are at the
ground floor, some occupy second floors accessible by
outdoor stairs.
The Little Church of La Villita, located almost directly
across from the access from the river, is the religious
presence on the site. Although the original concept for La
Villita was that of a district of arts and crafts studios
and shops selling original work, only a small proportion of
the existing shops sell goods crafted in-house. Instead,
merchandise sold in the shops is generally of second class
quality: souvenirs, prints and posters, t-shirts, buttons.
Some interesting crafts are also found. The retail
activity is not very strong and current rents hardly cover
operation costs. The city does not maintain a record of
sales. Tenants pay only a flat base rent calculated as a
function of their size.
The third major component in La Villita, events, is
perhaps its most interesting aspect. over four hundred
events are held in La Villita over the course of the year.
Some are social family events that use one of the plazas,
while others, such as "A Night in Old San Antonio" ("NIOSA")
are city-wide festivities occupying the entire village. In
between, there is a variety of semi-public activities:
catered parties for Convention Center visitors, professional
boxing matches, and other paid events. The Little Church of
La Villita also runs a food distribution program for the
poor in the community.
Financially, events in La Villita are lucrative to the
City and many more events could be scheduled year-round.
The administration of La Villita believes it could rent the
plazas every night. On the other hand, the events often
cause conflict with the retail activity. Tenants complain
that during events .the entrances to their shops get blocked
by massive amounts of people with no intention of buying or,
even worse, people are charged admission to get in to the
areas where the shops are. Retailers further complain that
La Villita is often filthy from the activity of an event the
day before. Other difficulties to the scheduling of events
is the lack of indoor back-up space for bad weather, lack of
loading areas, and poor storage and maintenance facilities.
2.1.2.2 HemisFair(*)
Originally, HemisFair Park was a residential
neighborhood, at the outskirts of downtown San Antonio, of
a character much like the present day La Vaca neighborhood
south of Durango Boulevard -- a dense area of smaller houses
habitated by predominantly poor and elderly residents. The
site had been designated for urban renewal when in 1963 it
was selected for the 1968 World's Fair -- the first to be
held in the southern United States. The theme of the fair,
"City at the Crossroads", emphasized San Antonio's location
and role as a regional and international trade center. In
1964, parallel to planning for other facilities for the
fair, financing for a major civic and convention center was
approved by voters. The convention center complex, covering
fifteen acres, was completed in 1968 at a cost of $12
million. An extension of the San Antonio River to the east
of the downtown loop was built to provide access from the
water to the convention center. Since its completion, the
convention center has become a major magnet for visitors to
San Antonio
The idea of a World's Fair in San Antonio enjoyed much
support from the population at large. Preparations for the
World's Fair were done rather quickly and unopposed.
(*) Note: In general in this study "HemisFair Park" is used
to mean the entire world's fair complex, while "HemisFair"
refers to the development site under study -- the southwest
corner of the original HemisFair Park.
24
The excitement of the fair precluded planning for the use
of grounds and buildings after the event. Since the closing
of the fair, HemisFair has undergone a long period of
planning that had until recently accomplished very little.
The HemisFair site was used for the pavillions of foreign
nations exhibiting at the fair. The site is approximately
720 by 540 feet or 9.25 acres. Structures are of two types:
historic buildings, preexisting or brought in for the
World's Fair; and modular buildings constructed specially
for the World's Fair.
2.2 THE PARTNERSHIP
2.2.1 Background
The development under study originates from a decision of
the City of San Antonio to explore the possibility of a
joint venture with the private sector for the redevelopment
of HemisFair Park. The park had been the subject of several
previous studies and proposals.
In 1982 the City Council adopted a redevelopment strategy
for the all but abandoned HemisFair Park. In December of
that year, a resolution was passed authorizing the City
Manager to negotiate a Memorandum of Understanding with
Encore Development for the HemisFair Park redevelopment
plan. Encore proposed two rather independent projects: a
900-room first class hotel in the northwest part of the
park, and an enclosed specialty retail mall in the southwest
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corner of the park. Encore's mall proposal may have been
more of a concession to the City to get the hotel project
than anything else, since Encore did not have the expertise
to bring this project to fruition.
Encore failed to meet the deadline set for requirements
related to the retail project, but they continued to pursue
the hotel project (currently seeking financing). The city
then invited Enterprise to take over, or more accurately to
start over, with Encore continuing to have a minor stake in
the project as a way of affecting a smooth transition.
In May, 1986, the City of San Antonio passed an ordinance
authorizing the execution of a Memorandum of Understanding
with Enterprise. The ordinance appropriated $100,000 for a
retail development plan. Enterprise's study was to be
completed in six months and generate the following main
products:
1. A concept site plan in sufficient detail to obtain
preliminary cost estimates of site work.
2. An estimate of cost for the development.
3. A cash-flow projection for the retail space based on rent
assumptions; estimated operating, debt service and
management expenses; and rent to the City.
4. List of public and private improvements, including
parking and other infrastructure work.
As a precondition to the development of HemisFair,
Enterprise requested that La Villita also be included within
the project boundaries. The condition stemmed from a feeling
that without La Villita -- with its important historic
identity and strategic location between HemisFair and the
very popular San Antonio Riverwalk --development of
HemisFair would be much less feasible.
The City agreed to include La Villita within the project
area in part due to Enterprise's request and in part due to
La Villita's own problems. In 1982, under the management
of the Parks and Recreation Department, La Villita had seen
a major renovation of its one and two-story buildings. In
spite of the renovation, La Villita did not become an
economic success, nor did it finally fulfill its "mandate"
to promote regional arts and crafts as set forth eloquently
in a 1939 concept statement by Maury Maverick, then mayor of
the city. Even today, La Villita continues to generate
losses for the City and does not enjoy the kind of traffic
and popularity that could be expected from such a landmark
district.
2.2.2 Public and Private Objectives
At this point it might be useful to establish the
interests of the parties. First and foremost, both parties
seek to accomplish their missions as organizations in a more
efficient and effective manner than either could on its own.
The city has neither the experience nor the support staff to
undertake this project alone. It could be argued that such
undertaking would be contrary to the City's own interests in
the long run, since it would entail hiring new, specialized
staff and maintaining what would be a costly and
administratively complex capability. Furthermore, by
undertaking such a project on its own, the City would be
placed in an awkward role of competing with the private
sector while at the same time holding regulatory powers over
it. Similarly, no private developer would be in a position
to undertake this project, including the acquisition of a
large tract of land downtown (now in possession of the
City), provision of parking and other infrastructure, and
renovation of very small buildings, without substantial
public support.
Enterprise would like to create a development that meets
its criteria for profitability and efficiency. HemisFair
and La Villita present unique characteristics, some of which
make this an atypical project for Enterprise. First of all,
they are really two adjacent but separate sites, raising a
question as to their complementarity. La Villita already
has a very strong and unique character and the feasibility
of replicating it in HemisFair is questionable. Second,
the sites do not lend themselves to construction of the
standard 60,000 to 100,000sf enclosed market structure
characteristic of the developer's other projects. Third,
the sites do not have the "grand" amenity of other
Enterprise projects: location at the water, views of the
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city skyline. Fourth, the sites raise the issue of
preservation and reuse of a number of small historic houses
and the need for a more piecemeal approach to building.
Because of the unique characteristics of the project, an
important goal of Enterprise is to learn -- to build up its
capacity to carry out similar projects outside of its main
experience. Enterprise considers La Villita-HemisFair a
special project, and its management reflects this
difference. Jim Zien, the Development Director in charge of
all work on the project, is at the direction of a new
Special Projects section. Without direct retail development
experience, Jim Zien brings into the project an expertise
in the development of cultural facilities, more specifically
museums. Thus, there is the potential for an integration of
arts/cultural components into the program of activities.
The challenge for Enterprise is to achieve a careful balance
between these components and the more traditional retailing
uses in order for the project to be an economic success.
The project also seems to occupy a special place in Jim
Rouse's mind, generating visions of a "flea market/circus"
environment -- which conveys more ephemeral qualities than
the standard "festival market place" concept does.
San Antonio is a "pilot project" of sorts, for Enterprise
the risks associated with the project are greater than usual
and the rewards not very clear at this point. It is
possible to question the premise that a replicable model may
come out of a project and a city of such unique
characteristics as San Antonio.
Financially and politically, public sector participation
has been a key to the success of other urban market
developments of this sort in other places. In San Antonio a
legal measure that would place limits on public spending
(similar to Massachusetts' Proposition 2 1/2 and
California's Proposition 13) may considerably reduce the
City's ability to hold its end of a deal. The proposition
is up for vote in the fall.
The City of San Antonio, for its part, would like to see
the sites become an integral and exciting part of downtown;
a place that works to resolve the problems of the context
and not to the detriment of the unique opportunity that the
sites represent. In the process of doing so, the City would
like to create minimum negative side effects, such as
traffic congestion, noise, and air pollution. Minimization
of social costs can also be cited as a general goal:
neighborhood disruption, displacement of families or
merchants, excessive competition with existing businesses.
The City would also like to avoid incurring excessive
costs or committing to measures that compromise its ability
to plan and direct the future of the area. Lastly, the City
would like to remove the liability that the sites are now on
the public balance sheet and expand its tax base.
The objectives cited for the City should be framed in the
context of a larger strategy for downtown. It is important
for the City to realize that development of these sites is
but an initial step toward downtown improvement -- not the
total solution. Under an ideal scenario, La Villita and
HemisFair will act as catalyst for other projects that will
continue to add to the character and life of the downtown.
The City must be prepared to facilitate such a process,
engaging in a continuing dialogue with the development
community to reach mutual goals.
It is worthwhile noting that at this stage of the
process, the City and the Developer do not have the level of
interaction that might be expected from a project of this
nature. The two parties are in contact but, for the most
part, there is not a joint effort to conceptualize what the
development should be. On the one hand, the flexibility
enjoyed by the Developer to analyze and propose is a
substantial benefit. On the other, the absence of City
input raises questions about what may or may not be possible
to expect in the form of public participation.
Under a trouble-free course of events, or if the project
was deemed highly feasible by the developer, the lack of an
explicit understanding of the extent to which public
resources may be committed to the project may not present
special problems. However, were difficulties to arise, or
the project to be regarded only marginally feasible without
significant public support, delays would almost surely hold
back the development and possibly kill it all together.
A closer working relationship even at this early stage
may serve as a valuable insurance, of sorts, against having
to redo much of the study at a later stage. Enterprise
would like to see the project work without the need for much
public assistance. However, this may turn out to be more of
an ideal than a reality, and it may be better for both
parties to have a heavier involvement that helps insure
success than to risk failure for lack of resources.
In this project, the likelihood of misunderstandings is
lessened by the constant, purposely open, "cards-on-the-
table" approach of Enterprise. Through meetings with groups
and persons who have an interest in the project, care is
given to "bring everyone along."
Enterprise, or more accurately Jim Rouse, enjoys a
nation-wide reputation for successful revitalization of
downtown areas. For the most part, there is a positive
predisposition in people towards the developer and the
project. A good reputation is not without problems of its
own, as proved an incident involving a statement by Henry
Cisneros, Mayor of San Antonio. Cisneros, praising the City
(and himself) for having brought Enterprise to San Antonio,
made a remark contrasting public officials' past inability
to make a success out of these sites to the effectiveness
that could be expected from Enterprise. The remark only
helped to generate antagonism towards the developer from a
few public officials who felt Cisneros's words were a slap
on the face. only by directly addressing the issue with
those officials -- stating that the Mayor's words were not
those of Enterprise -- the developer was able to rebuild the
necessary rapport and regain their willful cooperation. The
issue requires very sensitive handling since the nature of
the project does underscore two very different sets of
abilities -- those of the public and private sectors.
2.2.3 Project Typology
Notwithstanding the special character this project has
for Enterprise, from the start, the Developer's study leaves
out such uses as housing and office -- unfortunately, one
might add, since residential uses could do much to bring new
life to downtown San Antonio. Leaving aside the question of
whether these particular sites are suited for residential
uses, the long-range life of downtown San Antonio will
ultimately depend on making it a place to live, as well as
to work and visit.
The project can be conceptualized along the lines of the
developer's other projects as a "downtown festival
marketplace" -- a concept pioneered by Jim Rouse, and now a
term used by developers and urban planners alike. This
means that a key question is, will the downtown sites work
for retail and dining uses?
2.3 BUILDINGS AND TENANTS: EXISTING CONDITIONS
Rents in La Villita are low, although most likely
consistent with the level of business currently done by the
tenants. In FY 1985-86 the total income to the City from La
Villita was estimated at $295,731, while total expenditures,
were projected at $480,480. As a result, for every dollar
spent to operate La Villita, approximately 38 cents came in
the form of a direct subsidy from the City. HemisFair had
no income to speak about. (Figure 7, La Villita Revenues
and Expenses; Figure 8, Existing Conditions)
LA VILLITA OPERATING FY 85-86
Total
City's Portion Authorized Projected
Personal Services:
Salaries Related Code $286,486.00 $287,597.00
Contractural Services:
Includes maintenance service
such as telephone, laundry and
dumpster $ 64,888.00 67,178.00
Commodities:
Janitorial supplies, office
supplies and building materials 13,416.00 12,600.00
Other Expenditures:
Liability etc. 4,534.00 4,534.00
Capital Outlay:
. Tables, chairs, equipment etc., 7,380.00 6,891.00
Tenant Portion
Contractural Services 88,570.00 100,850.00
Commodities 1,505.00 830.00
COMBINED TOTALS $466,779,00 $480,480.00
TOTAL CUralT ANNUAL REVENUE ESTIMATE FOR FY 85-86
Index Code Descriotion FY 85/86
015180 La Villita Building Rental $ 67,890.00
015214 La Villita Equipment Rental 150.00
015313 La Ifillita Plaza Rentals 64,500.00
015321 Night In Old San AntonioNOA") 46,600.00
015404 La Villita Tenant Utilities 48,986.00
015446 La Villita Ext. Bldg. Maintenance 32-,703.00
015453 La Villita Area Promotion 12,753.00
015461 Sales of Promotional Items 2,000.00
015487 Restaurant Utilities 649.00
015495 La Villita Special Events 14,000.00
015883 Starving Artists Show 5,500.00
TOTAL $295,731.00
FIGURE 7 - La Villita Revenues and Expenses '85-6
LA-V-A--O-------------------------------- Lease---------
I BLG# HIST? NAME USE AREA LEASEX $/SF/M S/SF/Y RENT/Y
----------------------------------- 
1---------------------------
1 1 Y Chamade Jewelers 763 1987.05 0.60 7.20 5,494
2 2 Y Country Charm Ceramics 820 1990.05 0.60 7.20 5,904
3 3 Y Old S.A. Casa Gourmet 771 1987.10 0.60 7.20 5,551
4 4 Y L-V Glassblower Glassblower 573 1987.06 0.60 7.20 4,126
5 5 Y Angelita Boutique 554 1987.09 0.60 7.20 3,989
6 6 Y John Little's Boot shop 1,086 1987.09 0.60 7.20 7,819
7 7 Y Old German Bakery 672 1987.08 0.60 7.20 4,838
8 8 Y CasaManosAlegres Crafts/Imports 1,583 1987.06 0.60 7.20 11,398
9 9 Y L-V Exhibit Arts 1,674 1987.08 0.45 5.40 9,040
10 9 Y L-V Post Office Government 674 1987.08 0.31 3.72 2,507
11 9 Y L-V Cantina Cafe 2,866 0.45 5.40 15,476
12 9 Y L-V Office Administration - 0.31 3.72 0
13 10 Y L-V Clay/Leather Crafts 1,410 1987.09 0.55 6.61 9,324
14 11 Y Artes Metalicas Sculpture 1,537 1987.09 0.55 6.63 10,188
15 12 Y Starving Artists TeaRoom/ChurchOff 3,132 1987.05 0.32 3.85 12,060
16 13 Y Little Church of Church 1,182 1987.05 n/a 0.00 0
17 14 Y Jesse Sanchez Studio 178 1987.09 0.60 7.20 1,282
18 14 Y La Plantadora Plants 1,006 1987.09 0.60 7.20 7,243
19 14 Y The Maker 176 1987.05 0.50 6.00 1,056
20 14 Y Texas Potpourri 152 1987.09 0.50 6.00 912
21 14 Y River Art Group Gallery 278 1987.10 0.50 6.00 1,668
22 15 Y Wade Fine Arts Gallery 1,274 1988.05 0.60 7.20 9,173
23 16 Y Alamo Street Gallery 3,650 1987.01 0.39 4.64 16,944
24 16 Y Patio Open'Space - - 0.00 0
25 16 Y Village Inn Rest 398 1987.10 0.60 7.20 2,866
26 16 Y L-V T-Shirts Clothes 435 1987.08 0.60 7.20 3,132
27 17 Y Richard Ramon Photography 429 1987.09 0.60 7.20 3,089
28 18 Y Cos House Office - 0.60 7.20 0
29 20 Y Vacant - 712 0.50 6.00 4,272
30 21 Y Cross Patch Antiques 338 1987.09 0.60 7.20 2,434
31 21 Y Puff'N Stuff Candles 805 1987.09 0.60 7.20 5,796
32 22 Y PutnamsPallisado Gallery/Studio 1,158 1987.09 0.60 7.20 8,338
33 23 Y Little Studio Gallery 622 1987.06 0.60 7.20 4,478
34 24 Y VillitaStnd~lass Crafts 489 1987.06 0.60 7.20 3,521
35 25 Y Country Villa Crafts 720 1987.04 0.60 7.20 5,184
36 25 Y Blue Lady Psychic Reader 0.00 0.00 0
37 26 Y Concession Bldng Storage/prep n/a 0.00 0
38 26 Y Restrooms Public toilets n/a 0.00 0
LA VILLITA TOTAL BUILDINGS 32,117 $0.47 $5.66 $189,100
FIGURE 8A - Buildings and Tenants
LA VILLITA -- BUILDINGS EXISTING CONDITIONS
LA VILLITA - EVENTS EXISTING SONDITIONS
------------------ Capacity ---- Events/yr - --
NAME STAND @TABLES FREE PAID $/EV INCOME/Y
A Maverick Plaza (3) 2,500 1,200 10 48 1,000 48,000
B Plaza Nacional (2) 200 150 4 34 500 17,000
C Plaza Juarez (1) 500 300 9 45 500 22,500
D Cos House (4) 200 150 31 77 250 19,250
E River Theatre (5) 900 n/a 33 111 200 22,200
------------------------------------------------------------
SUBTOTAL Events 4,300 1,800 87 315 128,950
------------------------------------------------------------
F "Niosa" (6) all of Villita - 7,500 - 1 46,600 46,600
LA VILLITA TOTAL EVENTS 4,300 9,300 $175,550
HEMISFAIR EXISTING CONDITIONS
------------------------------- Lease------------
I BLSI HIST? NAME USE AREA LEASEX $/SF/M $/SF/Y RENT/Y
39 1 Y Schultze Wareh Show saloon 7,910 n/a 0.00 0
40 2 Y Sweeney House n/a 2,130 n/a 0.00 0
41 3 Y Schultze House n/a 2,350 n/a 0.00 0
42 4 Y Halff House n/a 6,070 n/a 0.00 0
43 5 Y Acosta House n/a 3,960 n/a 0.00 0
44 6 Y Kampmann House n/a 6,845 n/a 0.00 0
45 7 Y Beethoven Hall n/a 12,390 n/a 0.00 0
46 8 Y Carriage House n/a 1,150 n/a 0.00 0
47 9 Y Eager House nl/a 1,970 n/a 0.00 0
48 10 Y Perieda House n/a 1,990 n/a 0.00 0
49 11 Y Espinoza House n/a 1,660 n/a 0.00 0
50 12 Y Koehler House n/a 1,800 n/a 0.00 0
51 13 Y San Smith House n/a 735 n/a 0.00 0
52 14 Y Solis House n/a 504 n/a 0.00 0
53 15 Y Kusch House n/a 1,424 n/a 0.00 0
54 16 Y Other hisitoric n/a n/a 0.00 0
55 17 Y Other hisitoric n/a n/a 0.00 0
56 18 Y Other hisitoric n/a n/a 0.00 0
57 19 N TranspMuseut n/a 20,000 n/a 0.00 0
58 20 N USO n/a 15,000 n/a 0.00 0
59 21 N Other HemisFair n/a 11,000 n/a 0.00 0
60 22 N Other HemisFair n/a 1,800 n/a 0.00 0
61 23 N Other HemisFair n/a 3,600 n/a 0.00 0
62 24 N Other HemisFair n/a 2,700 n/a 0.00 0
63 25 N Other HeeisFair n/a 1,500 n/a 0.00 0
64 26 N Other HemisFair n/a 500 n/a 0.00 0
HEMISFAIR TOTAL BUILDINGS 108,988 0.00 0.00 $0
FIGURE 8B - Buildings and Tenants
2.4 ECONOMIC CONCEPT
HemisFair-La Villita is not the typical Enterprise
festival marketplace, in which a strong urban amenity,
usually water and views, serves as underpinning for making a
place of city-wide appeal. HemisFair is a barren site,
removed from the main paths of commercial and pedestrian
movement, largely at the back entrance to the monumental
convention center. La Villita is an attractive place to
stroll by and photograph, but,. as the San Antonio Monthly
put it, "All this charm ... doesn't make much money." (Oct.
84, p.27)
2.4.1 Revenues
The issue of feasibility is highlighted by the relatively
low rents that can be expected. National chains, and
financially stronger tenants that could serve as anchors,
would most likely not be attracted to these sites.
Furthermore, in order to achieve a more regionally authentic
character a high proportion of tenants may be low rent-
payers: restaurants, arts and crafts shops, ethnic and
cultural uses.
San Antonio does not have a great deal of urban retail
space, and thus it is hard to establish a basis of
comparison. Different rents are quoted depending on the
source. A market study produced by Encore for the HemisFair
site quotes rents ranging from $18 to $31/sf/yr, while a
local developer quotes average rents ranging from $12 to $21
sf/yr. (These rents are used as part of the analysis in
Section 4.3.1).
In an extraordinary location, rents of $24 sf/yr may be
possible, although they are not a reliable benchmark for pro
forma projections. Inter First Plaza, built by Trammell
Crow about four years ago, has tried to get $25 sf/yr, but
the market has not been receptive. The Hyatt Hotel has been
able to get $30 sf/yr for prime space at the River.
The new River Center Mall, scheduled to open in the
spring of 1988, offers another benchmark. The project has
done all the "right things" in order to be a prime
commercial center (Refer to section 2.1) -- which has
inevitably shown in the rent structure. Plans are to get
$30 to $45 sf/yr for new, air-conditioned space.
The following general information about rents may be used
for preliminary assumption making:
- Specialty food tenants could be the highest rent payers on
a per-square-feet basis: Yogurt, beverages, ice cream.
@$3 00/sf/month for a space of approx. 400sf.
- Specialty retail could be the next highest: t-shirts,
accessories. These have both high gross sales and high
margin.
- A jewelry store may come next in the rent scale and be a
successful tenant ($12-18/sf/yr).
- Trendy fashion store, may also be a successful tenant.
Example: "Acapulco Joe" -- a regional chain store out of
Acapulco.
- Wine and cheese store: Could make $200/sf of gross sales.
At 6 to 7% base rents would be $1 to $1.25/month or $12 to
$15/sf/yr.
- Ready-to-wear stores would be in the mid-level rent range.
- Hard goods, electronics, electrodomestics would be in the
lower end of the rent range.
- Soft goods and services would be at the bottom end of the
range.
La Villita-HemisFair will depend to a great extent on the
magnetism of the whole, rather than on the individual
drawing power of a few major tenants. This will require a
concerted effort by all tenants coupled with strong
management. As a result, Enterprise can anticipate a
longer-than-usual initial phase until rents stabilize at a
comfortable level.
2.4.2 Costs
In order to analyze feasibility, it will be necessary to
start from a realistic (low) estimate of what tenants may be
able to pay, and "back out" the amount that can be invested
in the project. This will yield the level of improvements
that is economically feasible. Using a capitalization rate
of 10%, a quick analysis shows that average net rents of
$12.00 to $15.00/sf/yr. would support a total investment of
$120 to $150 per square foot of gross leasable area (GLA).
This is significantly lower than the $140 to $350/sf and up
cost of other Enterprise projects.
Enterprise's strategic orientation at this early stage is
to minimize front-end investment in order to offer the low
rents necessary for the type of tenants envisioned. This
approach has a number of implications, some of which can be
examined a priori and others that will continue to emerge as
the development moves forward.
The developer should strive for maximum reuse of existing
structures to keep building costs down. A strong site plan,
attractive landscape and a synergistic program of activities
will be more important than high-profile architecture and
dramatic interiors.
The concept is somewhat complicated in HemisFair, where
the cost of renovation has been estimated at $60-90 /sf and
up. ("HemisFair Historic Houses Survey," Cunningham
Associates, Consulting Engineers, unpublished survey, 1985).
In addition to the renovation costs, some buildings will
have to be moved in the interest of a stronger site plan.
Some of these buildings have been moved in the past, yet it
could be a costly undertaking. As much as possible, the new
site plan should try to minimize building relocation and
avoid relocation of some of the larger, heavier structures.
In general, the choice of materials for new construction
41
will have to be confined to less expensive ones: bricks,
blocks, stucco, timber. Creative use of these materials to
decorate building surfaces will be necessary as well as the
use of "soft" decorative elements such as banners, canvas,
and trellises to animate the building scape. Paint (lots of
it) will most likely be needed to improve the appearance of
existing buildings. Especially in HemisFair, a "stage set"
approach may be indicated where the face conforming the
public "ambiance" gets by far the most attention, and the
backs are kept extremely simple and austere -- with no false
pretense. The use of light weight structures, such as
green-houses, could help increase the leasable area of some
buildings while improving their appearance at a relatively
low cost.
Notwithstanding the need to keep costs low, it would be
in the development's best interest not to lose sight of the
objectives. La Villita-HemisFair must be very special
places if they are to enjoy city-wide appeal. A simple yet
strong amenity, such as running water, could be the element
that injects life in to the site.
In general, La Villita-HemisFair will have to take
advantage of the regional/Spanish tradition of building for
the climate. A cool, breezy micro-climate must be created to
ameliorate the summer heat. Buildings should be set in a
surrounding of half indoor/half outdoor spaces: covered
terraces with cool ceramic floors, trellis and walls with
vines growing on them, streams of water irrigating plants
and trees and creating a cooling sound. HemisFair could
have large trees, with long trunks that do not obstruct
visibility, and a broad canopy of leaves overhead to provide
shade and define space.
3.0 THE PROPOSAL
This section explores alternative organizations of the
site and proposes a Site Plan and Program of Activities.
3.1 SITE PLAN
3.1.1 Alternatives
Three alternative site plans for each site were produced
by the author and presented in a concept session held in San
Antonio (16-18 July 1986). The plans explore possible ways
of organizing the sites. No program existed at the time,
and each alternative could equally serve as the basis for a
number of different programs. They attempt to create spaces
and places appropriate to the general theme of the
development based on an appraisal of the issues as discussed
in Sections Two and-in the Appendices. A similar set of
objectives drives all plans. Each plan tries to achieve
solutions that are as distinct from one another as possible
within the general constraints.
Out of the six site plans (three for each site) three
composite plans where created for initial discussion. Each
composite contains a number of elements that can, if
desired, be used as part of a final plan. (Refer to
Site Plan Alternatives A, B, C)
3.1.1.1 General Objectives
The following is a summary of important site-plan
objectives sought for each site:
La Villita
- Create a coherent circulation system of paths and plazas.
- Allow for independent use of open spaces for private or
semi-private activities that do not disrupt the shops.
- Provide a stronger connection to the Riverwalk.
- Correct situation whereby use of the Arneson River
Theater isolates La Villita.
- Animate the El Alamo street edge, taking advantage of the
foot traffic that may be expected from hotels both north
and south of La Villita.
- Create a permanently public open space that serves as
focus to the little village.
- Indicate potential location of street vendors and other
street activity.
HemisFair
- Reuse most of the existing structures, and identify
structures to be moved, renovated or built new.
- Create a strong, clear organization of spaces with the
rather chaotic collection of buildings.
- Create physical, visual, and symbolic links to the most
important points of destination in the surrounding
context; namely: Tower of the Americas and the new park
around it, Institute of Texan Cultures, La Villita,
Convention Center facilities, neighborhoods, rest of
downtown San Antonio.
- Investigate on-site parking alternatives.
- Create a link to possible new space in La Villita.
- Create a major open space as focus of the development and
for public events and festivities.
- Work with themes relevant to the history of the place and
to San Antonio as a whole.
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3.1.1.2 Main Features of the Alternatives
SITE PLAN - A (Figure 9)
La Villita - A
o Possible name: "La Villita del Rio"
o East-west central space shaped like a wide street with a
water garden in the middle.
o Strong link to the river on each side of the Arneson
Theater, and improvement of the connection by the Hilton
Hotel.
o Loop internal circulation passing by Plaza Nacional and
Plaza Juarez.
o New 12,000sf building at the corner of Alamo and Nueva
streets.
HemisFair - A
o Possible names: "Goliad Street Marketplace", "La Acequias
of HemisFair"
o Recreation of Goliad Street along its old path as a
"garden" street with tall trees on either side.
o Linear water element connecting the ponds at HemisFair
Park with the river making reference to the system of
"acequias" (irrigation ditches) that existed throughout
San Antonio (a stretch of which has been preserved on the
site as a landmark)
o open plaza in front of the Museum of Transportation
building.
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o Entrances to the Convention Center and the Mexican
Cultural Institute from this space.
o Strong connection to the Institute of Texan Cultures.
o Relocation and reuse of at least 5 buildings.
o Minimum new construction (in front of USO)
o Surface parking for approx. 180 cars (75 spaces convenient
to the Beethoven Theater)
FIGURE 9 - ALTERNATIVE A
FIGURE 9 - Alternative A
SITE PLAN - B (Figure 10)
La Villita - B
o Square-shape plaza at the center of La Villita to provide
a permanent focus of activity ("Nueva Maverick Plaza")
o Link to the river on the west side of the Arneson Theater,
and improvement of the connection by the Hilton Hotel.
o La Villita street and Alamo street sidewalk as part of a
circulation loop through the village.
o New 7,200sf building between the central plaza and Alamo
street.
o New building along the edge of Nueva street (5,000sf),
retaining the existing wall
Hemisfair - B
o Possible name: "Hemisphere Trade Center"
o Circular plaza ("Hemisphere Plaza") with activites along
the edges and a center for multipurpose activities.
o Buildings arranged around the central plaza.
o Front patios for every building off of the central plaza.
o Entrance to the Convention Center as one of the "tenants"
around this space.
o Enlarged Museum of Transportation structure for indoor
market.
o Strong entrance with presence at Durango and Alamo.
o Strong connection to Tower of the Americas at about the
middle of the spine.
o Unifying colonnade and marquee element in front of new and
existing structures.
o Relocation and reuse of at least 7 buildings.
o New construction in front of Museum of Transportation
structure.
o Surface parking for approx. 230 spaces (52 spaces
convenient to the Beethoven Theater)
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SITE PLAN - C (Figure 11)
La Villita - C
o Possible name: "Centro Villita"
o Diagonal across La Villita from the corner of Alamo and
Nueva streets to the corner of Villita and Presa streets.
o Link to the river on the west side of the Arneson Theater,
and improvement of the connection by the Hilton Hotel.
o La Villita street and Alamo street sidewalk as part of a
large circulation loop through the village.
o New building on the corner of Alamo and Nueva streets
(14,000sf) with the main circulation going through it.
Hemisfair - C
o Possible name: "The Town at HemisFair"
o Buildings organized'along a spine parallel to El Alamo
Street.
o Multipurpose plaza at the corner of Durango Boulevard
("Durango Plaza").
o Reuse of both historic and non-historic structures.
o Strong connection to Tower of the Americas.
o Relocation and reuse of at least 6 buildings.
o New construction at the entrance to the site (present USO
location) and to the south of Beethoven theater.
o New parking garage of approx. 130 spaces per level (a
total of 390 spaces in two decks and ground).
FIGURE 11 - ALTERNATIVE C
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3.1.2 PROPOSED CONCEPT SITE PIAN
Out of the three concepts for HemisFair, alternative-A
(recreation of Goliad Street) creates clearer connections
to the surrounding area. In La Villita, alternative-B
(Nueva Maverick Plaza) creates a focus of activity which the
shops need and serves as a destination point both from
HemisFair's Goliad street and the Riverwalk. The site plan
proposed is a modified version of these alternatives.
(Figure 12, Proposed Concept Site Plan).
The recreation of Goliad street is a strong scheme of not
only physical but also political and promotional potential.
Many San Antonians have strong sentiments about the
neighborhood that used to exist before the 1968 World's
Fair. Goliad was an important neighborhood street at that
time. HemisFair brought radical changes to downtown San
Antonio, including the elimination of Goliad as a public
right-of-way. The concept is a clear way of organizing the
site, and also connotes an entire set of meanings for San
Antonians. It is a new change that acknowledges a
continuity of the neighborhood that used to be, finally,
reconciliating the new with the old -- the public, the
communal and the private interest.
Goliad Street would align with a space in La Villita
across El Alamo street and end in a new active plaza ("Nueva
Maverick Plaza"), thus creating a link between the two
sites. The Institute of Texan cultures would serve as an
anchor on one end. La Villita, and new connections to the
Riverwalk would be the anchor on the other.
A parking garage on Presa street, west of La Villita
(over Villita street), could provide parking at the west end
of the combined development. The garage is currently owned
by the Hilton Hotel on Alamo street, but the hotel has
wanted to sell it to the City, apparently based on an
earlier understanding. The 4 level garage is about 32,000sf
per level, or about 95 spaces/level (estimated from
drawings). Assuming 20% public transportation and foot
traffic, and roughly 43,000sf of GLA, La Villita will need
roughly 174 spaces. Two levels of the Presa street garage
would probably satisfy the need of La Villita. Aside from
the Hilton, other spaces in the garage could help support
HemisFair. Again assuming 20% public transportation and
foot traffic and roughly 96,000sf of GLA, HemisFair will
need 384 spaces, of which only half could be provided
through surface parking on site. A parking deck structure
could be built next to the Museum of Transportation to
satisfy the rest, as shown in alternative C, or it could be
part of a second phase expansion.
Expansion of the HemisFair site could also include a new
building near the corner of Alamo and Durango, leaving a
mini-park and drop-off area between it and the Beethoven
theater. The place could be developed as an entertainment
complex: with the theater, a couple of cinemas, a fitness
center, and the like. Currently there is a lack of good
cinemas downtown. A couple of movie houses -- with
different types of shows, appealing to Mexicans and
Americans could generate traffic and complement the rest of
the activities in HemisFair. The mini-park would be open to
Alamo Street, facing the Four Seasons and Fairmount Hotel
facilites across the street, and reinforcing the concept of
Alamo as a "gateway garden street".
(Figure 13, Phase II Possible Expansion) .
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FIGURE 12 - Proposed Concept Site Plan
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FIGURE 13 - Expansion at Phase II
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3.2 PROGRAM OF ACTIVITIES
The proposed program of activites originates from a
variety of sources, including internal discussions at
Enterprise, conversations with local residents, interviews
of local developers and analysis of comparable commercial
centers. Moreover, it reflects the author's own feelings
about what may work for the sites. Unfortunately the scope
and time constraints of this thesis did not allow for a
market survey that would have identified potential tenants
by name. Only a few names are included for the sake of
illustration.
3.2.1 La Villita
3.2.1.1 Summary Program
CONCEPT: A Mexican village for today -- complete with a
village center, streets, public squares, and "private"
patios. As part of its character, La Villita will have an
ingredient of "resort/vacation town".
PROGRAM: Convenience and quality shopping for personal
wear, fine arts and crafts. Food as a festive element
around Nueva Maverick Plaza. Rental of facilities for
events and conventions. (Figures 16-A and 17-A, Proposed
Conditions Scenarios I and II)
BUILDING TENANTS: The tenant mix provides for the original
mandate to make La Villita an arts and crafts center, but
seeks to market goods of high quality and broad appeal.
There are two main themes in La Villita:
I. "FOR THE CONNOISSEUR" -- Fine clothes and original
objects in a refined/unique shop atmosphere, quality dining
experience.
A. Boutiques/Jewelry (Approx. 35%)
- High fashion women's apparel and accessories
- Quality/natural fabrics imports from Latin America
- Specialty Men's apparel
- Children's boutique
- Jewelry
B. Arts and Crafts. (Approx. 15%)
- Ceramics, clay, glass
- Metal, copper, tin
- Leather
- Exhibit/sale of original paintings: Local and Latin
America artists.
C. Fine Dining. (Approx. 25%)
- Reservation type continental restaurant
- Fine Mexican restaurant
II. "ON-GOING FIESTA" -- A variety of social, cultural
events and food experiences.
A. Counter food and drink (Approx. 18%)
(predominantly confined to Nueva Maverick Plaza)
B. Vendors and street entertainment
(predominantly confined to Nueva Maverick Plaza and Villita
street)
- Mimes, portrait artists, musicians
- Pinata shop and contests
- Newsstand
- Flower carts
C. Special Civic/Social Events (In the Plazas)
- Formal social events, weddings, etc.
- Convention parties
- "NIOSA" (Night in Old San Antonio)
D. Other (Approx. 7%)
- Information/visitors center
- Church service
3.2.1.2 La Villita Concept Statement
La Villita will be a place of fine quality crafts and
boutiques with food and other supporting activities. The
shops in La Villita will carry fine merchandise, but of
broad appeal: decorative crafts, clothing, articles of
convenience.
The environment in La Villita will invite social
interaction and civic events in a casual atmosphere -- the
type of atmosphere of an evening in a small, uncrowded
resort town. It will be known as the place to meet a friend
or bump into an acquaintance. It will have the character of
a town center, with streets, squares, patios, and a range of
private and public spaces. The Little Church of La
Villita, and a new Information Center will be the major
'civic' buildings in the village. The bells of the Little
Church of La Villita will be heard during specific hours in
the morning, noon and evening (people will set their watches
to the bells).
A central active plaza (Nueva Maverick Plaza) will be used
as a permanent public open space. Street musicians, artists
and performers will be encouraged to use the space. Around
Nueva Maverick Plaza counter food shops will offer a variety
of foods. Mexican food will be predominant, but other types
of eating experiences will also be available, always keeping
with the folksy, "down to earth" spirit. Tables and chairs,
around the edges of the plaza will be shared by these shops.
(To facilitate different uses of the plaza and, more
important, to contribute to the casual, unprogrammed
atmosphere, tables and chairs will not be fixed). Around
the same plaza, one or two formal, high quality restaurants
will offer breakfast, lunch, and dinner in rooms decorated
with works of art and quality crafts. These restaurants
will occupy part of the second floor of a new building,
with tables on a covered veranda overlooking the activity
below -- a natural festive environment in itself.
"Early birds" will come to La Villita for breakfast
(starting at 6:30am). They will have a choice between the
coffee shops with informal seating around the New Maverick
Plaza (shaded by canopies and vines growing on trellis) or
the cool interior of the more formal restaurant(s) on the
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second floor. The visitor will be able to get a newspaper
from a boy or girl making the rounds among the streets of La
Villita. The early visitor will be further rewarded by the
sight of shopkeepers opening their stores in preparation for
the day. Display carts will be brought out of the stores.
As a promotion on certain days some stores will invite the
local craftsmen/artists whose products they sell to
demonstrate and sign their work. Carts with fresh flowers
will make it possible for the visitor to take a bunch on
his/her way to visit a friend.
By noontime many will have found their way to La Villita.
Some drawn from the Riverwalk by quality signage and
handsomely landscaped stairs. Alongside these stairs the
sound of water cascading down to the river will serve to
announce the village above. Other will be in La Villita to
buy a quality gift or an article of personal use. Still
others will come to La Villita to have authentic mexican
food in one of several small food places around Nueva Plaza
Maverick where tortilla makers will be seen busy at work.
As part of the experience of La Villita, a visitor will have
the opportunity to have a 15 minute color portrait done on
the spot -- a souvenir of La Villita. People will stand
around to watch the artist at work.
A visitor information center (in a central location) will
have available one page brochures with a plan of La Villita
and the location of its stores. Here information will also
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be available on the history of the place, individual
buildings and the rare plants found throughout, making it
possible to have a self-guided tour. This will encourage
people to walk all of La Villita, exposing them to the
different shops and effectively capitalizing on the historic
nature of the place.
The center will also have information on the events
scheduled in La Villita, HemisFair and major downtown San
Antonio.attractions. Next to the information center, a
bookstore will have colorful regional travel books alongside
workbooks on different artists and local crafts. It will
also have leather bound appointment books and basic
stationery to serve the office and convention center
population.
A boutique in La Villita will sell light dresses,
scarves, hats, sandals, necklaces -- everyday garments
appropriate to the climate. A person caught in the heat of a
San Antonio afternoon will be able to buy a cool, quality
shirt here, or a hat, or a pair of sunglasses. For the
fashion oriented, La Villita boutiques will offer quality
and one-of-a-kind designs. Vendors with colorful carts and
wares will animate the edges of La Villita -- Villita
Street and Alamo Street -- helping to draw public into the
village. For the most part, they will sell small objects,
crafted jewelry, toys -- the kind of things sold in some
stores in La Villita now. (Food will predominantly be sold
around the central plaza). Stores further away from these
two main streets could also set up carts to promote their
merchandise.
Two or three times a year La Villita Assembly hall will
be the stage of a home-crafts/artisan's flea market. only
original works will be sold, done by all kinds of
individuals and associations, professional and amateur. The
flea market will be an occasion to promote local art (along
the lines of the original 1939 mandate for La Villita) and
to nurture potential tenants., It will also be an
opportunity for some merchants in La Villita to test new
ideas and/or clear-out merchandise. Exhibitors will pay only
a nominal fee to cover expenses. The market will spill out
onto the terrace around the Assembly Hall and La Villita
street in front. The garage and lot on Presa Street will
provide convenient parking across the street.
The sounds and colors of festivities in Plaza Nacional
and Plaza Juarez will fill the evenings in La Villita.
Whether open to the general public or not, the parties will
enhance the shopping environment. People will be able to
walk along clear pathways lined with landscape, places to
sit, water fountains, have peeks through the buildings at
the parties in the Plazas and feel a part of the history and
life of the renewed old little village.
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3.2.2 HemisFair
3.2.2.1 Summary Program
CONCEPT: The main street of a "town-at-the-crossroads" with
a flavor of the southwest. A street that celebrates the
origins and identity of San Antonio, its people, and the
region.
PROGRAM: Entertainment, restaurants with live music and
cafe-type foodstores that specialize in unique raw and
prepared foodstuffs offering the opportunity to take home or
sit down. Personal and household artifacts with a Texan
theme sold in shops with a "whole-sale, down-to-earth"
atmosphere. (Figures 16-A and 17-A, Proposed Conditions
Scenarios I and II)
BUILDING TENANTS: The tenant mix reflects the three main
components of the program:
I. "PROVISIONS"
A. Public Market
(In the Museum of Transportation Bldg.)
- Fruits and vegetables
- Dairy, cheese
- Fish, meats
- Wines, liquor
- Deli specialties, pickles, olives
- Spices, coffee, tea, herbs
- Imported foods
- Flowers, plants
(Approx. 25%)
- Health foods
B. Combination foodstore-cafe (Approx. 12%)
- German bakery coffee shop that will take special orders
and catering.
- Polish foodshop: smoked sausages, specialty dishes,
preserves and cooking ingredients.
- French restaurant/cooking school (existing)
- Italian pasta factory, restaurant
- Prepared unusual and exotic dishes: frog legs, rabbit,
organ meats, jerked beef, -- to eat, to take home, and to
prepare.
II. "ENTERTAINMENT OF THE REGION/PEOPLE" (Approx. 23%)
(Drawing on the cultural heritage of the region)
- Canteen show / western saloon.
- Beer garden
- Live entertainment restaurant
- Performances (Beethoven Theater)
- Horse Saddling demonstrations
- Puppet shows, clowns and other children activities
- Contests: kite flying, pole climbing, other Folk-Life
Festival contests.
III. "REGIONAL GOODS, ARTIFACTS AND SERVICES"
A. Specialty shops (Approx. 35%)
- Western/leather goods and travel accessesories
- Perfume, oils, aromatic soaps
- Quilts, antique bottles, crates, precious wooden and
porcelain boxes.
- Toys, hobbies, kites
- Imports/emporium, small and large objects.
B. Service (Approx. 5%)
- 1-hour photo service
- The "Singing-barber" shop
- Travel office
- San Antonio events ticket office
4.2.2.2 HemisFair Concept Statement
HemisFair will be a place of recreation oriented to
regional traditions, food, and artifacts. Emphasis will be
on creating a main street atmosphere in a western, trade
center town. Unlike La Villita, HemisFair will have the
character of a "wholesale center", with merchandise
hanging from the ceiling and with crates and barrels
visible. HemisFair will be a place to relive the history
of the region -- to experience a heterogenous mix of
cultural traditions brought together on the street of a
frontier town.
Spaces and buildings will be more open, grander in
HemisFair than in La Villita... land here in the "frontier"
is more available, distances are longer, straighter. A
system of "acequias, " running down recreated Goliad Street,
will create the sense of an oasis, linking the street with
the "wilderness" of the new HemisFair Park around Tower of
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the Americas.
Locals and visitors alike will get together in an
informal, corner-store atmosphere to enjoy the cuisine of
different ethnic groups that settled the region: Poles,
Germans, Italians, Greeks, etc. These stores will have a
counter for take out orders as well as a limited number of
tables for dining. (Similar to the Legal Sea Foods concept
in Boston where fish and shells can be taken home or had in
a dining room)
Local residents, especially those from the adjacent
neighborhoods of La Vaca and King Willams but also from the
suburbs, will make "Goliad Street MarketPlace" in HemisFair
their place to buy special foodstuffs, bakery, spices, etc.
They will also come.here for the convenience of an emporium
of household items, local and imported (similar to the
merchandise of "Pier One" and "Crate and Barrel").
A visitor to HemisFair will attend a western-style
canteen show in the Melodrama Theater. Different shows will
be scheduled catering to the whole family or more adult
audiences depending on the time of day and day of week. As
part of a similar experience, the visitor will stop to watch
a horse-saddling demonstration by a leather/western store.
On Goliad Street, just east of the existing Museum of
Transportation building, visitors will be able to get on a
trolley to the Institute of Texan Cultures. The route will
be convenient to the new park and to parking. On this same
spot, horse drawn carts, like the ones that already stand in
front of El Alamo, will have a station. Drivers will water
the horses and make the trip back and forth to El Alamo.
Visitors will board these means of transportation for
delight and convenience.
In order to reinforce the concept, some theme park
devices will be used. Shopkeepers will be encouraged to
dress in traditional period clothes, representative of the
ethnic/cultural orientation of their businesses. On special
occasions service staff and entertainers will dress in more
elaborate attires. Signage and landscape will further
contribute to the character of the place. Care will be
given to not overdoing the theme park aspect of the
development, as this could drive up operational costs and
jeopardize the intended market-street environment.
HemisFair should remain, first and foremost, a place to
obtain entertainment, buy food and household items at a
reasonable price.
4.0 FINANCIAL FEASIBILITY ANALYSIS AND CONCLUSIONS
This section uses assumptions about rents and
construction costs to provide a preliminary view of the
financial performance of the project.
4.1 FINANCIAL ANALYSIS
4.3.1 Projected Rents
Two sets of assumptions have been made about rents. One
is based on rents ranging from $12 to $21 /sf/yr, $15/sf/yr
being the weighted average. This range follows from
conversations with Wayne Curtis of Field, Curtis and
Stevens, San Antonio developers of strip and shopping malls.
The second is a slightly more aggressive rent estimate.
It follows from a market study prepared for Encore
Development Company for a previously proposed enclosed
shopping center at HemisFair. Encore's study quotes rents
of $7.8 to $31 /sf/yr. The lowest of which is given as La
Villita's. The study then drops the lowest rate "...which
deviates the greatest from the average" to arrive at a range
of $18 to $31/sf/yr. An argument is made that "these rates
are more comparable to the type of center [they propose]" --
an enclosed, skylighted mall. Since under Enterprise's
current plan HemisFair will not be developed as an enclosed
mall, in this analysis the rent assumptions have been kept
near the low end of Encore's estimate, around $18 sf/yr
average. (Figure 16-A, Scenarios I Rents and Tenants; Figure
17-A, Scenario II Rents and Tenants)
The industry standard in San Antonio is leases that are
triple net or with direct pass-through of all expenses.
Costs to the tenant thus exceed the rents used in the
proforma. For the purpose of this analysis, a stabilized
year has been selected (possibly year four), and figures
are given in today's dollars, actual nominal figures may be
higher by the time the development is leased.
The analysis also makes no distinction between base rent
and participation-of-gross-sales rent. The figures used are
the total of both forms of rent. In actuality the
distinction is important, since when a higher proportion of
net rent is in the form of participation, the landlord is
absorbing more of the'risk and stands to reap more of the
benefits of each tenant's performance. There are those who
argue that all rent should be in the form of participation,
since it encourages an overall better mix of tenants. Given
a greater stake in the performance of the center, the
landlord must weigh not only the revenue generated from each
tenant in isolation, but must also look at the effect of
each tenant on the whole. Participation rent effectively
creates a partnership between tenant and landlord that
benefits both. (An advocate of this principle is William
Wheaton, Associate Professor in the Department of Economics,
and a faculty of the Center for Real Estate Development,
MIT.)
For the purposes of this analysis a net rent of $18/sf/yr
could be made up of different combinations of base and
participation. The figures for a 1,000sf tenant is an
example:
Month Year Total
Net Rent ($/sf) $1.5/sf $18/sf $18,000
Could be made of:
1. Base Rent $700 $8,400
2. Participation $18,000
@8% of $120,000 $9,600
gross sales
($120/sf/yr)
The rent differential from Scenario I to Scenario II is
assumed to arise only from market conditions for the given
program mix. It does'not arise as a result of changes in
the tenant composition, although the possibility of varying
the tenant mix could similarly result in higher or lower
rent scenarios. The intention here is to provide
benchmarks, or starting points, to elaborate a program and
rent schedule that maximizes the collective benefits of the
development.
4.1.1.1 Scenario One
Under this scenario the total revenues for the combined
La Villita-Hemisfair development would be $2,118,260.
(Figure 16-A, Scenario I Rents and Tenants).
Revenues in La Villita would be $783,710 -- of which
$623.064 is from buildings and $160,646 is from events and
rentals. The total revenues for HemisFair would be
$1,334,550 -- of which $1,259,550 is from building rents and
$75,000 from rental/concessions in the Beethoven theater.
4.1.1.2 Scenario Two
Under this scenario the total revenues for the combined
development would be $2,615,314 ( Figure 17-A, Scenario II
Rents and Tenants).
Revenues in La Villita would be $890,008 -- of which
$729,361 is from buildings and $160,646 is from events and
rentals. The total revenues for HemisFair would be
$1,725,306 -- of which $1,650,306 is from building rents
and $75,000 from rental/concessions in the Beethoven
theater.
4.1.1.3 Performance-and the Tenant Mix
The tenant mix strategy strives to balance lower and
higher rent payers within each larger class of use. The
tenant composition of La Villita-HemisFair includes
approximately 34% restaurants, food and entertainment,
which happen to generate also 34% of the revenues. The
"neutral" or average return per-square-foot is achieved by
having fast food shops (more profitable in a per-square-foot
basis) around Nueva Maverick Plaza in La Villita helping to
support larger restaurants of lower return per-square-foot
in both La Villita and HemisFair.
Clothing and dry goods (including arts and crafts)
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constitute 41% of the space and generate 47% of the revenue.
In this case, the specialty shops in HemisFair are helping
support the less lucrative arts and crafts shops in La
Villita.
On first reaction, the market could be seen as a generator
of traffic, but not a strong revenue maker (i.e. an anchor).
However, the market could have a wide range of performance
depending on its internal composition. Small specialty food
stores (yogurt, ice cream, fruit juices, etc.) could
generate high rents on a per-square-foot basis. Produce and
specialty grocery stores, on the other hand, will afford low
rents. The proportion in which these types of stores are
represented could substantially affect the performance of
the market as a whole.
Under scenario I, the Public Market in HemisFair makes up
20% of the area, but accounts for only approximately 16% of
the revenues. Scenario II assumes a higher proportion of
specialty food stands. As a result the proportion of total
revenues generated by the market goes up to 19%.
Achieving the best tenant mix is a complex process where
a change in one variable affects all the others. Maximizing
benefits will come about not only as a result of having
tenants that can pay high rents, but also tenants who
contribute to the environment and appeal of the project. In
La Villita-HemisFair much attention should be given to the
nature of the tenant's business: originality, appeal, market
78
demand. Although experience is desirable, the nature of the
development and the program is such that many of the
operators in the development will be small merchants with
limited experience. The operator should be enthusiastic and
dedicated to his/her business.
Developing the professionalism of tenants, and improving
the mix will be a gradual, empirical, continuous process.
Early on, the leasing agent(s) should establish contact with
tenants who fit the target mix. During the first few months
of operation, the landlord should be on the lookout for
indications that point to adjustments. During this period,
some attrition among tenants may be expected. Each space
that is leased or re-leased is an opportunity for making
corrections that improve the total mix. Foreseeable market
conditions and an ongoing internal research effort should
guide responses by the leasing agents. The leasing process
never stops.
4.1.2 Projected Costs
Simple prelimary assumptions have been made
about costs in order to obtain a rough estimate at this
time. Complete pass-through of operational costs, real
estate taxes and insurance is assumed. Construction costs
have been generated for every building on a per-square-foot
basis-. Finishing allowances, an important consideration
with tenants, are in the $10 to $15/sf in San Antonio -- the
norm being $10/sf. In order to help market this project it
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is better to assume a healthy tenant allowance at or above
the norm. The values used in the analysis take into
consideration the type of use and tenant at each space. In
general, existing La Villita tenants receive lower
allowances, while new large restaurants get the highest
allowances.
Other project costs have been extrapolated from
comparable Enterprise projects. Unlike in projects that
include extensive new construction, La Villita-HemisFair
building construction and contracting (item 24000) will be a
lower percentage of total cost. On the other hand, the need
to create an outdoor environment should result in higher
than usual site improvement and landscaping cost. This item
has been treated separately in the analysis using pre-
square-foot cost assumptions (item XXXXX).
Two Cost Scenarios have been created. For the cost of
renovating the historic structures in HemisFair, Scenario I
uses estimates that were prepared for Encore by Cunningham
Associates, Consulting Engineers (1985 costs not escalated).
Given the 1982 renovation building costs in La Villita
should be very low. The relocation of HemisFair buildings
is another item of consideration. Both scenarios estimate
these costs based purely on judgement. Scenario II uses a
lower range of costs throughout.
No allocation has been made for parking, other than on
the surface at HemisFair. Ways of having parking finance
itself and/or obtaining some form of subsidy may be
required.
4.1.2.1 Scenario One
Under this scenario, the total costs for the combined
development would be $32,043,467 ( Figure 16-B, Scenario I
Basic Cost Summary)
Costs in La Villita would be approximately $7,299,000 --
of which $533,000 would be in the form of tenant allowances.
Costs in HemisFair would be $24,744,000 -- of which
$1,165,000, would be in the form of tenant allowances.
4.1.2.2 Scenario Two
Under this scenario, the total costs for the combined
development would be $24,634,000 ( Figure 17-B, Scenario II
Basic Cost Summary)
Costs in La Villita would be approximately $5,093,000 --
of which $523,000 would be in the form of tenant allowances.
Costs in HemisFair would be $19,541,000 -- of which
$1,113,000 would be in the form of tenant allowances.
4.2 SIMPLE CRITERIA FEASIBILITY ANALYSIS
A very simple, feasibility analysis has been done based
on the cost and revenue figures. Since leases are assumed
to be triple-net, with complete pass-through of all costs
before debt service, the total rents are in effect the net
operating income (NOI) of the project.
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In turn, the costs are independent of whatever debt and
equity structure is used to finance the project. They
represent the investment necessary to produce the asset that
generates the stream of rents. Thus, the raticsof the
annual rents over the total project costs are the
yield of the project:
[RENTS (NOI)] / [COSTS] = (YIELD]
Determining what is an "appropriate" yield for the
project is not an easy task. In essence, the required yield
should reflect the level of risk associated with the
project's cash flow. For a project of lower risk, a lower
yield is acceptable, and vice versa. La Villita-Hemisfair
is not a low-risk project, as has been discussed earlier.
It should require a l to 12% yield given today's interests
rates.
The yield analyses have combined the lower rent estimate
with the higher cost estimate, and the higher rent estimate
with the lower cost estimate. Thus, they look at the two
"extreme" conditions that are possible combining the results
of scenarios I and II. (Figures 16-Bl and 17-Bl). Before
discussing the results, it should be noted that the entire
analysis rests on a number of assumptions that, given the
stage of the project, cannot be characterized but as crude
"rules-of-thumb." Keeping in mind this caveat, the results
indeed seem interesting.
o La Villita emerges as a better performer than HemisFair.
From the beginning La Villita was seen as a "necessary
break-even proposition," with HemisFair as the profit
center. In fact, La Villita is pulling the project, rather
than the other way around. In the range obtained from the
scenarios, La Villita returns as a percentage of costs is
higher than HemisFair's: 10.7%-17.5% versus 5.4%-8.8%,
respectively.
o Project costs in HemisFair miay be higher than expected.
Using engineering estimates made in 1985 in scenario I,
and even lower estimates in scenario II, the project costs
in HemisFair range from $204 to $258 per square feet of
leasable area. These costs far exceed earlier ideas,
warranting reconsideration of the hopes that HemisFair would
provide inexpensive space to a range of low-paying tenants.
As it is, the scenarios already assume higher rents in
HemisFair ($15.08 and $19.76) than in La Villita ($14.25 and
$16.68). When compared to La Villita, HemisFair's higher
costs affect its performance.
o Based on a simple return criteria, the project appears
marginal.
The combined yields of 6.6% and 10.6% for scenarios I
and II respectively, are low with respect to what may be
considered acceptable. The criteria is somewhat arbitrary,
of course. But, given the relatively high risks of what is
a unique project for Enterprise, a 10% yield appears
reasonable, if not low.
However, it may be argued that the project's low yield is
acceptable for two main reasons. First, for Enterprise the
low yield could be justified as a price of engaging in a new
kind of project, which opens up new markets. In other words,
a future opportunity value must be added. Second, for the
City the project's "external" benefits, in the form of a
better environment, jobs, taxes justify its acceptance.
Keeping in mind that La Villita-HemisFair is a public-
private venture, these benefits should be given ample
consideration. This is where the public-private partnership
form of development makes sense. The external benefits can
be drawn into the development via a partner whose mission is
to create such benefits -- the City.
o There may be "upside" potential.
The scenarios have used conservative average market
rents. A more aggressive posture could be taken based on
the argument that La Villita-HemisFair will generate an
above average interest in San Antonio. The spreadsheet
models used would make it possible to explore other uses,
rent structures and costs. As the developer's study
progresses, and more information becomes available, new
assumptions may yield a stronger financial outlook.
Ultimately, Enterprise will have to make a decision as to
what assumptions it feels comfortable with.
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o At least five million dollars of equity may be required.
Using the more optimistic results of scenario II, and
applying a capitalization rate of 10%, the project's value
can be estimated at $26.15MM ($2.6MM / 10%). Assuming a
75% loan-over-value ratio, $19.6MM of debt could be issued.
Since the total cost of the project is $24.6MM,
approximately $5.OMM in equity would be required.
o The availability of low cost capital may make the
project more attractive for Enterprise.
Given the public benefits cited above, it may be possible
to finance the project with low cost capital, such as
Federal and State grants. Enterprise may also have access
to low cost capital from other sources. Jim Rouse's track
record should help in'getting low interest money from
conventional sources, while The Enterprise Foundation's
mission should make it possible to tap less conventional
ones. In other words, the project creates a capacity to
borrow that Enterprise would not have without it, and this
financing effect will impact the capital investment
decision. For example, taking scenario II's more optimistic
yield of 10%, and financing 75% of the project costs with
low cost debt, say 8%, and 25% equity, the return-to-equity
would be 16%. [0.1 - (0.08 * 0.75)] / [0.25]
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o The performance of La Villita-HemisFair project cannot be
evaluated independent of the Developer's portfolio of
projects.
La Villita-HemisFair should be evaluated in relation to
how it complements other projects already in operation or in
-the planning stages. Tax considerations enter here. It
may be that La Villita-HemisFair's early loses can be used
to shelter income from other centers in the short run,
effectively yielding a higher return to Enterprise than if
it were considered in isolation. Issues of overhead, fixed
costs, staff, capital structure (debt and equity), other
commitments, diversification, etc. would enter into a
portfolio analysis.
4.3 CONCLUSION
More than to report an on going proces, this study has
attempted to conceptualize a range of solutions for the
sites. As a conceptual development plan, it begins to
create a vision that acknowledges problems and
opportunities. Given the compressed time schedule it has
followed the study's value lies in presenting a first cut,
rough as it is, of the problem. It should serve as a basis
of discussion and criticism.
Many of the ideas here presented may be picked up and
elaborated further (some already have), many others will
fall by the wayside. Currently, no conclusive statements
can be made about the development, although financially it
is a weak performer. Enterprise's earlier hopes of a
project that requires low public support appears difficult
to realize.
For the purpose of summarizing what would appear to be
right directions to pursue during the remainder of the
developer's study, the following items are offered:
o Begin to ascertain what may and may not be possible in the
way of public contributions to- the project. At the same
time, attention should be paid to the public spending
proposition to be in the ballot this fall as it may have an
impact on the project.
o Open space and site improvements in Hemisfair will
represent a high proportion of total project costs (13% in
this analysis). Due to their public nature they are natural
targets for public investment.
o Construction costs will probably be significantly less
than in other Enterprise projects, surely less than half of
the project's total cost. Much of the potential savings
and overruns may lie in the "soft" costs area.
o Assuming 20% foot traffic, the combined development will
need approximately 550 parking spaces. La Villita will need
about 170 spaces, while Hemisfair will need about 380
spaces. Ideally, free or validated parking would be offered.
(Refer to Appendix-Bl.2: Arrival and Parking)
o Determine the feasibility of obtaining use of the garage
at Presa street. Two levels of this garage would satisfy the
needs of La Villita.
o A permanent connection to the Riverwalk on the east side
of the Arneson theater could be very important to the
success of La Villita, reducing the risk of remaining
isolated from the mainstream of visitor traffic. Explore
ways in which the ConservationSociety, who owns the
property and has its offices here, could benefit from the
traffic. A shop/restaurant at this place could supplement
the income of the Society, while new office space may be
provided in a more central location in La Villita. (Refer
to Appendix-A: The Conservation Society, and to Appendix-B3:
Reconnissance of the sites)
o Much of the new development downtown is to the northeast
of the Convention Center (Refer to Appendix-B2: Development
Trends). Traffic may be expected to come from that
direction and thus the possibility of permanent public
connections between HemisFair and Market street to the
north, through or around the Convention Center, should be
explored.
o Signage and landscape improvements in heavily traveled
areas near the sites should announce the development and
make it easy for the visitor population to find its way
around. The project should be visible from the new entrance
to the Convention Center. Street improvements along South
Alamo street may be necessary to reduce the disruption of
vehicles arriving at the Center.
o Circulation on the sites should be clear and coherent,
eliminating the ambiguity that currently exists in La
Villita. (Refer to Appendix-B3.2: Internal Organization of
the Sites)
o The recreation of Goliad Street seems an appropriate
concept for HemisFair. Further research of the history of
the street and its significance for San Antonians should
help in conceptualizing promotion plans as well as in the
physical design.
o The design of outdoor spaces should respond to the
environmental conditions of San Antonio. Regional
traditions should be drawn upon. (Refer to Appendix-C:
Programming Uses and Activities -- "A Place Outdoors")
o The project may need to be planned and designed to handle
large numbers of people. At a cost of $24 to $30 million
about six million person-visits may be required. (Refer to
Appendix-C: Programming Uses and Activities -- "Who Will
Come?")
o Food around a permanently open public space seems
important to enliven La Villita.
o Arts and crafts in La Villita will have to be supported by
higher rent payers, such as boutiques and specialty
shopping.
o Entertainment and commercial activity inspired in
cultural, regional and historic traditions could drive the
program of activites in HemisFair.
o A close look at what it entails technically and
financially to re-use the existing structures in HemisFair
is necessary. Financial assistance may be available for the
renovation of some of the historic buildings.
o In order to spread the risks and create the right
incentives, a tiered structure of distribution of benefits
may be set up with the tenants, the developer and the City
as successive residual claimants. (i.e. each party gets a
share of the profits over a predetermined level set for the
party that comes before -- if the tenants do well, then the
developer does well and then the City does well)
o A strong management organization will be necessary to
assess and revize the tenant mix through the critical first
few years.
o In planning this project, open street malls may serve as
better models than enclosed malls. Analysis of their
performance and conversation with those who manage them may
yield insightful information.
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PROPOSED CONDITIONS -- SCENARIO I
PROJECT SUMMARY LV HF TOTAL
GROSS BUILDING AREA
LEASABLE BUILDING AREA 43,735 83,498 127,233
AV RENT/SF BUILDING $14.25 $15.08 $14.80
RENT BUILDINGS 623,064 1,259,550 1,882,614
RENTALS & EVENTS 160,646 75,000 235,646
TOTAL REVENUES 783,710 1,334,550 $2,118,260
BUILDING TENANTS ---------- AREA-----------ARE- RENT----------
PROGRAM COMPONENTS LV HF TOTAL %TOTAL WAVG.RENT TOTAL RENT ITOTAL
-- - -- - -- - -- - -  - - - - -- - -- - -- - -- - ----- - -- -- - ------------ -
SPECIALTY SHOP -- 29,080 29,080 22.867 $17.91 $520,680 27.66%
BOUTIQUE 15,086 -- 15,086 11.86% $15.00 $226,290 12.02%
PUBLIC MARKET -- 25,000 25,000 19.65% $12.00 $300,000 15.94%
BAR/RESTAURANT & ENTERTAIN'T 12,801 17,685 30,486 23.967 $14.41 $439,365 23.34%
SP. FOODSTORE/CAFE -- 8,733 8,733 6.867 $15.00 $130,995 6.96%
ARTS AND CRAFTS 8,610 -- 8,610 6.777 $15.00 $129,150 6.867
SERVICE -' 3,000 3,000 2.36% $15.00 $45,000 2.397
FAST FOOD 3,800 -- 3,800 2.99% $18.00 $68,400 3.63%
OFFICE & OTHER 3,438 -- 3,438 2.707 $6.61 $22,734 1.21%
-- - -- - -- - -- - - -- - -- - -- - -- - --- --- - -- - -- - - - - -- - - ------------- -i
43,735 83,498 127,233 100.00% $14.80 $1,882,614 100.00%
$14.80
LARGE CLASSES OF USES LV HF TOTAL %TOTAL NAV6.RENT TOTAL RENT %TOTAL
--- -- - -- - --- -- - -- -- - -- - -- -- -- - -- - -- - -1 - -- - - --------------
CLOTHING & DRY GOODS 23,696 29,080 52,776 41.48% $16.60 876,120 46.54%
FOOD/BEVERAGE/ENTERTAINMENT 16,601 26,418 43,019 33.81% $14.85 638,760 33.93%
MARKET -- 25,000 25,000 19.65% $12.00 300,000 15.94%
SERVICE AND OTHER 3,438 3,000 -6,438 5.06% $10.52 67,734 3.60%
43,735 83,498 127,233 100.00% $14.80 1,882,614 100.00%
FIGURE 16-Al Summary Rents 1
LA VILLITA (LV) -- BUILDING RENTS SCENARIO I
--------------------------- Tenant ------------------------------------ Lease------------------
I BLGI HIST? NAME/TENANT USE TYPE EXST? AREA LEASEX $/SF/M $/SF/Y RENT/Y
1 1 Y Chamade Shop Jeweler Y 763 t.b.d 1.25 15.00 11,445
2 2 Y Country Charm Shop Ceramics Y 820 t.b.d 1.25 15.00 12,300
3 3 Y Old S.A. Casa Rest. Gourmet sediuasize Y 771 t.b.d 1.00 12.00 9,252
4 4 Y (with bldg.#3) N 573 t.b.d 1.00 12.00 6,876
5 5 Y Angelita Shop Boutique Y 554 t.b.d 1.25 15.00 8,310
6 6 Y John Little's Shop Boots/Boutique Y 1,086 t.b.d 1.25 15.00 16,290
7 7 Y (@ Ground fl.) Rest. Gourmet N 672 t.b.d 1.00 12.00 8,064
8 8 Y CasaManosAlegresShop Crafts/Imp. Y 1,583 t.b.d 1.25 15.00 23,745
9 9 Y L-V Exhibit Shop Arts Y 1,674 t.b.d 1.25 15.00 25,110
10 9 Y L-V Post Office Off. Government Y 674 t.b.d 0.50 6.00 4,044
11 9 Y (Q Ground fl.) Shop Boutique : N 2,466 t.b.d 1.25 15.00 36,990
12 9 Y Tourist Center Off. Info./Adm. , N 400 t.b.d 0.50 6.00 2,400
13 10 Y L-V Clay&LeatherShop Crafts Y 1,410 t.b.d 1.25 15.00 21,150
14 11 Y Artes Metalicas Shop Sculpture Y 1,537 t.b.d 1.25 15.00 23,055
15 12 Y (I Ground fl.) Rest. Out/in Cafe N 3,132 t.b.d 1.00 12.00 37,584
16 13 Y Little Church of L-V Church Y 1,182 n/a n/a n/a n/a
17 14 Y Jesse Sanchez Shop Art Studio Y 178 t.b.d 1.25 15.00 2,670
18 14 Y La Plantadora Shop Plants Y 1,006 t.b.d 1.25 15.00 15,090
19 14 Y The Maker Shop Fine Crafts Y 176 t.b.d 1.25 15.00 2,640
20 14 Y Texas Potpourri Shop Fine Crafts Y 152 t.b.d 1.25 15.00 2,280
21 14 Y River Art Group Shop Gallery Y 278 t.b.d 1.25 15.00 4,170
22 15 Y (@ Ground fl.) Shop Ceramic/Imp. N 1,274 t.b.d 1.25 15.00 19,110
23 16 Y (I Ground fl.) Shop Boutique N 3,650 t.b.d 1.25 15.00 54,750
24 16 Y Village Inn Rest. Out/in Cafe Y 398 t.b.d 1.00 12.00 4,776
25 16 Y (@ Ground fl.) Sh.op Boutique N 435 t.b.d 1.25 15.00 6,525
26 17 Y (@ Ground fl.) Shop Boutique N 429 t.b.d 1.25 15.00 6,435
27 18 Y Cos House Rental Party/Conf. Y - n/a n/a n/a n/a
28 20 Y (with #21) Rest. Gourmet mediussize N 712 t.b.d 1.30 15.60 11,107
29 21 Y (with #20) N 338 t.b.d 1.30 15.60 5,273
30 21 Y (with #20) N 805 t.b.d 1.30 15.60 12,558
31 22 Y (@ Pl.Juarez) Rent Party/Conf. N 1,158 t.b.d n/a 0.00 0
32 23 Y Little Studio Shop Gallery/Art Y 622 t.b.d 1.25 15.00 9,330
33 24 Y V. Stained GlassShop Fine Crafts Y 489 t.b.d 1.25 15.00 7,335
34 25 Y Country Villa Shop Boutique Y 720 t.b.d 1.25 15.00 10,800
35 25 Y Blue Lady Off. Psychic Reader Y 200 t.b.d 0.50 6.00 1,200
36 26 New (@ Court) Food Counter Food N 1,800 t.b.d 1.50 18.00 32,400
37 27 New (@ Court) Food Counter Food N 2,000 t.b.d 1.50 18.00 36,000
38 27 New (On Alamo St.) Shop Convenience-hotels N 3,400 t.b.d 1.25 15.00 51,000
39 27 New (@ Second fl.) Rest. Gourmet (large) N 5,400 t.b.d 1.25 15.00 81,000
LA VILLITA TOTAL BUILDINGS 43,735 $1.19 $14.25 $623,064
=============================(AREA)======== (Wei ghtedAvg)===== (TOTAL)=
REM 26 Y Concession Bldg.Storage Total Area excludes
REM 26 Y Restrooms Service the church
FIGURE 16-A2
EVENTS AND RENTALS - SCENARIO I factor= 15.001factor= 15.001
------------------------------- 
-Capacity --I--Events/yr -:----Rent----
I Location NAME STAND @TABLES FREE PAID AVG/EVEN INCOME/Y
A LV Maverick Plaza (3) n/a n/a n/a n/a n/a 0
B LV Plaza Nacional (2) 200 150 4 39 575.00 22,483
C LV Plaza Juarez (1) 500 300 9 52 575.00 29,756
D LV Cos House (4) 200 150 31 89 287.50 25,458
E LV River Theatre (5) 900 n/a 33 128 230.00 29,360
SUBTOTAL Events 1,800 600 77 307 417 107,056
--------------------------------------------------------------------------(AVG.)---(TOTAL)-
F LV Niosa" (6) all of Villita - 7,500 - 1 53,590 53,590
LA VILLITASUB-TOTAL 1,800 8,100 $160,646
=======================================,================================ (SUB-TOT AL)
6 HF Beethoven Hall Theater 12,390sf n/a n/a n/a n/a n/a 75,000
LA VILLITA-HEMISFAIR TOTAL $235,646
==========================================================================(TOT AL):
N
HEMISFAIR (HF) -- BUILDING RENTS SCENARIO I
------- 1 --------Tenant---------------------------- Lease------------
USEBLG# HIST? NAME USE TYPE EXST? AREA LEASEX $/SF/M $/SF/Y RENT/Y
40 1 Y Schultze Whouse Bar/Show Canteen Y 7,910 t.b.d 1.25 15.00 118,650
41 2 Y Sweeney House Bar/Show Beergarden N 2,130 t.b.d 1.25 15.00 31,950
42 3 Y Schultze House Shop Specialty shop N 2,350 t.b.d 1.75 21.00 49,350
43 4 Y Halff House FoodStore German Bakery N 3,035 t.b.d 1.25 15.00 45,525
44 4 Y Halff House FoodStore & Cafe N 3,035 t.b.d 1.25 15.00 45,525
45 5 Y Acosta House Shop Specialty shop N 3,960 t.b.d 1.75 21.00 83,160
46 6 Y Kampmann House Food/show Bourmet/live music N 3,423 t.b.d 1.25 15.00 51,338
47 6 Y Kampmann House Food/show (Both floors) N 3,423 t.b.d 1.25 15.00 51,338
48 8 Y Carriage House Shop Specialty shop N 1,150 t.b.d 1.75 21.00 24,150
49 9 Y Eager House Shop Specialty shop N 1,970 t.b.d 1.75 21.00 41,370
50 10 Y Perieda House Shop Western N 1,990 t.b.d 1.75 21.00 41,790
51 11 Y Espinoza House Shop Kites/toys N 1,660 t.b.d 1.75 21.00 34,860
52 12 Y Koehler House Show Children N 800 t.b.d 1.00 12.00 9,600
53 12 Y Koehler House Shop Children N 1,000 t.b.d 1.75 21.00 21,000
54 19 N TranspMuseum Food Publicfkt/fastfood N 25,000 t.b.d 1.00 12.00 300,000
55 20 N USO Shop Emporium/houseware N 15,000 t.b.d 1.25 15.00 225,000
56 20 N USO Serv. PhotoTravel/Barber N 3,000 t.b.d 1.25 15.00 45,000
57 13 Y Sam Smith House FoodStore Sp'lty/Ethnic Food N 735 t.b.d 1.25 15.00 11,025
58 14 Y Solis House FoodStore Sp'lty/Ethnic Food N 504 t.b.d 1.25 15.00 7,560
59 15 Y Kusch House FoodStore Sp'lty/Ethnic Food N 1,424 t.b.d 1.25 15.00 21,360
HEMISFAIR TOTAL BUILDINGS 83,498 1.26 15.08 $1,259,550
FIGURE 16-A3
BASIC COST SUMMARY -- SCENARIO I
AVERAGE OF HIGH & LOW
BUILDING AREA
BUILDINGS COSTS
OPEN SPACE COST
SUB-TOTAL (construction)
TENANT ALLOWANCE
TOTAL
ITOTAL
COST/SF BUILDING
43,735
2,200,125
1,152,938
3,353,063
LV HF(1)
95,888
8,724,013
2,961,250
11,685,263
TOTAL
139,623
10,924,138
4,114,188
15,038,325
532,883 1,164,764 1,697,647
3,885,946
23.221
$88. 85
12,850,026
76.78%
$134.01
16,735,972
100.00
$119.87
COST/SF OF
ITOTAL TOTAL BLDG
65.27%
24.58%
89.86%.
$78.24
$29.47
$107.71
10.14% $12.16
100.00% $119.87
ASSUME:46.93%= CONStruction
PROJECT COST
SCENARIO I
as % OF TOTAL
WSP-INDEX
%TOTAL(2)
TOTAL $/SF
HF TOTAL %TOTAL OF BLDG
LAND ACQUISITION
OFF-SITE IMPROVEMENTS
BLDG CONSTR/CONTR-----
SITEIMPROV/DPEN SPACE->
BLDG CONSTR/DEVELOPER
TENANT IMPROV/DEVELOPER
TENANT CONST REIMBS
FIELD EXPENSES
ARCH/ENGINEERING
LEASING
TENANT ALLOWANCE------>
MARKETING NET
PRE-OPENING MGT
OPERATING EQUIPMENT
FINANCE/CARRYING COSTS
LEGAL/ACCOUNTING
DEVELOPMENT MGT
PROJECT OFFICE
POST OPENING
CONTINGENCY
0.00% 0
2.00 142,896
34.09%2,200,125
12.8411,152,938
1.93%
7.77%
0.00%
1.70.
8.27%
2.80%
5.307.
3.60%
1.20%
0.70%
0.20%
5.10%
4.60%
1.70%
0.20%
6.00%.
137,895
555,152
0
121,462
590,876
200,055
532,883
257,213
85,738
50,014
14,290
364,386
328,662
121,462
14,290
428,689
TOTAL COSTS
COST/SF BUILDING
100.007,299,024
$166.89
24,744,443 32,043,467
$258.06 $229.50
100.00% $229.50
SIMPLE CRITERIA FEASIBILITY
SCENARIO I LA VILLITA HEMISFAIR TOTAL
10.001PROJECT COST--->INCOME/YR REQ'D 729,902 2,474,444 3,204,347
INPUT ----------> ACTUALRENT
PROJECT COST
ACTUAL %OF COST
783,710
7,299,024
10.74%
1,334,550 2,118,260
24,744,443 32,043,467
5.39% 6.61%
NOTES::(1) Hemisfair total area includes the Beethoven Theater
(2) Enterprise's Water Street Pavillion (WSP) project adapted and used as comparable
FIGURE 16-Bl Costs
xxxxx
24000
42000
21000
23000
24000
xxxxx
25000
26000
27000
31000
32000
41000
42000
51000
61000
62000
71000
72000
73000
74000
81000
85000
0
497,987
8,724,013
2,961,250
480,557
1,934,679
0
423,289
2,059,176
697,182
1,164,764
896,376
298,792
174,295
49,799
1,269,867
1,145,370
423,289
49,799
1,493,961
0
640,883
10,924,138
4,114,188
618,452
2,489,831
0
544,751
2,650,052
897,237
1,697,647
1,153,590
384,530
224,309
64,088
1,634,252
1,474,031
544,751
64,088
1,922,650
0.00%
2.00%
34.09.
12.84%
1.93%.
7.77%
0.00%
1.70%
8.27%
2.80%
5.30%
3.60%
1.20%
0.70%
0.20%
5.10%
4.60%
1.70%
0.20%
6.00%
$0.00
$4.59
$78.24
$29.47
$4.43
$17.83
$0.00
$3.90
$18.98
$6.43
$12.16
$8.26
$2.75
$1.61
$0.46
$11.70
$10.56
$3.90
$0.46
$13.77
PROJECTED COSTS -- SCENARIO I
---------------- ----- Renovation ------------------- Tenant Allowance,-----Total Costs
I BL8I HIST? NAME/TENANT USE AREA LBASE HBASE OTHER LCOST HCOST S/sf TOTAL LTOTAL HTOTAL
Chamade Shop 763
Country Char. Shop 820
Old S.A. Casa Rest. 771
(with bldg.13) 573
Angelita Shop 554
John Little's Shop 1,086
(Q Ground fl.) Rest. 672
CasaManosAlegres Shop 1,583
L-Y Exhibit Shop 1,674-
L-V Post Office Off. 674
(Q Ground fl.) Shop 2,466
Tourist Center Off. 400
L-V ClaytLeather Shop 1,410
Artes Metalicas Shop 1,537
(Q Ground fl.) Rest. 3,132
Little Church of L-V 1,182
Jesse Sanchez Shop 178
La Plantadora Shop 1,006
The Maker Shop 176
Texas Potpourri Shop 152
River Art Group Shop 278
(I Ground fl.) Shop 1,274
(Q Ground fl.) Shop 3,650
Village Inn Rest. 398
(@ Ground fl.) Shop 435
( Ground fl.) Shop 429
Cos House Rental 0
(with #21) Rest. 712
(with 120) 338
(with 420) d05
( Pl.Juarez) Rental 1,158
Little Studio Shop 622
V. Stained Glass Shop - 489
Country Villa Shop 720
Blue Lady Off. 200
(@ Court) Food 1,800
( Court) Food 2,000
(On Alamo St.) Shop 3,400
(Q Second fl.) Rest. 5,400
7,630
8,200
15,420
11,460
5,540
10,860
6,720
15,830
16,740
6,740
24,660
4,000
14,100
15,370
31,320
11,820
1,780
10,060
1,760
1,520
2,780
12,740
36,500
3,980
4,350
4,290
0
14,240
6,760
16,100
11,580
6,220
4,890
7,200
2,000
162,000
180, 000
306,000
486,000
26,705
28,700
30,840
22,920
19,390
38,010
23,520
55,405
58,590
23,590
86,310
14,000
49,350
53,795
109,620
41,370
6,230
35,210
6,160
5,320
9,730
44,590
127,750
13,930
15,225
15,015
0
28,480
13,520
32,200
40,530
21,770
17,115
25,200
7,000
252,000
280,000
476,000
756,000
7,630
8,200
11,565
8,595
5,540
10,860
10,080
15,830
16,740
6,740
29,592
4,800
14,100
15,370
46,980
0
1,780
10,060
1,760
1,520
2,780
15,288
43,800
5,970
5,220
5,148
0
10,6B0
5,070
12,075
0
6,220
4,890
7,200
2,000
27,000
30,000
40,800
81,000
15,260
16,400
26,985
20,055
11,080
21,720
16,800
31,660
33,480
13,480
54,252
8,800
28,200
30,740
78,300
11,820
3,560
20,120
3,520
3,040
5,560
28,028
80,300
9,950
9,570
9,438
0
24,920
11,830
28,175
11,580
12,440
9,780
14,400
4,000
189,000
210,000
346,800
567,000
34,335
36,900
42,405
31,515
24,930
48,870
33,600
71,235
75,330
30,330
115,902
18,800
63,450
69,165
156,600
41,370
8,010
45,270
7,920
6,840
12,510
59,878
171,550
19,900
20,445
20,163
0
39,160
18,590
44,275
40,530
27,990
22,005
32,400
9,000
279,000
310,000
516,800
837,000
LA VILLITA TOTAL BUILDINGS 43,735 a $1,489,160 $2,911,090 $532,883 $2,022,043 $3,443,973
REM 26 Y Concession Bldg. Storage a Total Area excludes
Restrooms Service the church
FIGURE 16-B2
COST SCENARIOS
LA VILLITA (LV)
-----------------------------
REM 26 Y
---------------------------------- - ----------- : ---------------------------- - - ---------- - ------------ - -------------------- ----
Costs
OPEN SPACE COSTS -- SCENARIO I
------------------------------
-:--- Renovation ---------
# NAME AREA LBASE HBASE OTHER LCOST HCOST
A Maverick Plaza (3) 18,225 25 35 0 455,625 637,875
B Plaza Nacional (2) 14,400 5 10 0 72,000 144,000
C Plaza Juarez (1) 10,800 5 10 0 54,000 108,000
D Cos House (4) 0 0 0 0 0 0
E River Theatre (5) 15,625 5 10 0 78,125 156,250
F Villita & Alamo St. Edge 0 0 0 0 200,000 400,000
L-V SUB-TOTAL $859,750 $1,446,125
H New Boliad Street Gardens 58,500 25 40 0 1,462,500 2,340,000
1 Surface Parking 90,000 8 12 0 720,000 1,080,000
J Other Hemisfair Grounds 0 0 0 0 120,000 200,000
HF SUB-TOTAL $2,302,500 $3,620,000
TOTAL $3,162,250 $5,066,125
HEMISFAIR (HF) COSTS -- SCENARIO I
---------- ----- ------ Renovation ------------ Tenant
I BLGI HIST? NAME/TENANT USE
Schultze Whouse
Sweeney House
Schultze House
Halff House
Halff House
Acosta House
Kampaann House
Kaupsann House
Beethoven Hall
Carriage House
Eager House
Perieda House
Espinoza House
Koehler House
Koehler House
TranspMuseus
USO
USO
Sam Smith House
Solis House
Kusch House
Bar/Show
Bar/Show
Shop
FoodStore
FoodStore
Sp'Shop
Food/show
Theater -
Shop
Shop
Shop
Shop
Show
Shop
Food
Shop
Serv.
FoodStore
FoodStore
FoodStore
AllowanceV----Total Costs-
AREA LBASE HBASE OTHER LCOST HCOST $/sf TOTAL LTOTAL HTOTAL
7,910
2,130
2,350
3,035
3,035
3,960
3,423
3,423
12,390
1,150
1,970
1,990
1,660
800
1,000
25,000
15,000
3,000
735
504
1,424
0
0
0
0
0
0
0
0
0
90,000
90,000
90,000
90,000
75,000
0
0
0
0
75,000
75,000
0
276,850
117,150
152,750
212,450
212,450
336,600
222,463
222,463
150,000
147,500
168,800
259,150
164,700
103,000
35,000
2,500,000
1,500,000
300,000
119,100
102,720
106,800
435,050
138,450
176,250
242,800
242,800
356,400
256,688
256,688
180,000
159,000
188,500
269,100
181,300
111,000
45,000
3,750,000
2,250,000
450,000
122,775
105,240
121,040
118,650
31,950
28,200
36,420
36,420
47,520
51,338
41,070
0
13,800
23,640
23,880
19,920
12,000
12,000
375,000
225,000
36,000
8,820
6,048
17,088
395,500
149,100
180,950
248,870
248,870
384,120
273,800
263,533
150,000
251,300
282,440
373,030
274,620
190,000
47,000
2,875,000
1,725,000
336,000
202,920
183,768
123,888
553,700
170,400
204,450
279,220
279,220
403,920
308,025
297,758
180,000
262,800
302,140
382,980
291,220
198,000
57,000
4,125,000
2,475,000
486,000
206,595
186,288
138,128
HEMISFAIR TOTAL BUILDINGS 95,B88 $585,000 $7,409,945 $10,038,080 $1,164,764 $9,159,709 $11,787,844
FIGURE 16-B3
I Y
2 Y
3 Y
4 Y
4 Y
5 Y
6 Y
6 Y
7 Y
8 Y
9 Y
10 Y
11 Y
12 Y
12 Y
19 N
20 N
20 N
13 Y
14 Y
15 Y
-- - - -- -- -- -- -- -- -- -- --- -- - -- - -- -- --- --- - - I
Cost
PROPOSED CONDITIONS -- SCENARIO II
PROJECT SUMMARY LV HF TOTAL
GROSS BUILDING AREA
LEASABLE BUILDING AREA 43,735 83,498 127,233
AVG RENT/SF BUILDING $16.68 $19.76 $18.70
RENT BUILDINGS 729,361 1,650,306 2,379,667
RENTALS & EVENTS 160,646 75,000 235,646
TOTAL REVENUES 890,008 1,725,306 $2,615,314
BUILDING TENANTS ----------------- AREA---------------------------- RENT--------------
PROGRAM COMPONENTS LV HF TOTAL ZTOTAL WAVG.RENT TOTAL RENT ITOTAL
-- - -- - -- - -- - -  -- - - -- -- - -- - --- -- - - -- - -- -: - -- - - --------------
SPECIALTY SHOP - 229,080 ,080 22.867. $22.45 $652,920 27.447.
BOUTIQUE 15,086 -- 15,086 11.867. $18.00 $271,548 11.41%
PUBLIC MARKET - 25,000 25,000 19.657. $18.00 $450,000 18.91
BAR/RESTAURANT & ENTERTAINT 12,801 17,685 30,486 23.96X $17.58 $535,888 22.521
SP. FOODSTORE/CAFE -- 8,733 8,733 6.86% $18.00 $157,194 6.617.
ARTS AND CRAFTS 8,610 -- 8,610 6.7700 $18.00 $154,980 6.51%
SERVICE - 3,000 3,000 2.36% $18.00 $54,000 2.277.
FAST FOOD 3,800 -- 3,800 2.9901 $21.00 $79,800 3.35%
OFFICE & OTHER 3,438 -- 3,438 2.70% $6.79 $23,338 0.987.
-- - -- - -- - -- - - -- - - -- - -- - - -- - -- - -- - -- - - - - -- - - ------------- -i
43,735 83,498 127,233 100,007. $18.70 $2,379,667 100.00%
$18.70
LARGE CLASSES OF USES LV HF TOTAL %TOTAL WAVG.RENT TOTAL RENT %TOTAL
----------------------------------------------- 1-----------------------------I
CLOTHING & DRY GOODS 23,696 29,080 52,776 41.487. $20.45 1,079,448 45.36%
FOOD/BEVERAGE/ENTERTAINMENT 16,601 26,418 43,019 33.81% $17.97 772,882 32.48%
MARKET - 25,000 25,000 19.65 $18.00 450,000 18.917.
SERVICE AND OTHER 3,438 3,000 6,438 5.06% $12.01 77,338 3.25%
43,735 83,498 127,233 100.007. $18.70 2,379,667 100.007.
FIGURE 17-Al Summary Rents 2
LA VILLITA (LV) -- BUILDING RENTS SCENARIO II
------------ i------------------ Tenant ------------------------------- ------ Lease----------------
# BLG# HIST? NAME/TENANT USE TYPE EXST? AREA LEASEX $/SF/M $/SF/Y RENT/Y
1 1 Y Chamade boutique Jeweler Y 763 t.b.d 1.50 18.00 13,734
2 2 Y Country Charm Shop Ceramics Y 820 t.b.d 1.50 18.00 14,760
3 3 Y Old S.A. Casa Rest. GourmetfediusSize Y 771 t.b.d 1.30 15.60 12,028
4 4 Y (with bldg.#3) N 573 t.b.d 1.30 15.60 8,939
5 5 Y Angelita Shop Boutique Y 554 t.b.d 1.50 18.00 9,972
6 6 Y John Little's Shop Boots/Boutique Y 1,086 t.b.d 1.50 18.00 19,548
7 7 Y (@ Ground fl.) Rest. Gourmet N 672 t.b.d 1.30 15.60 10,483
8 8 Y CasaManosAlegres boutique Crafts/Imp. Y 1,583 t.b.d 1.50 18.00 28,494
9 9 Y L-V Exhibit Shop Arts Y 1,674 t.b.d 1.50 18.00 30,132
10 9 Y L-V Post Office Off. Government Y 674 t.b.d 0.50 6.00 4,044
11 9 Y (@ Ground fl.) boutique Boutique N 2,466 t.b.d 1.50 18.00 44,388
12 9 Y Tourist Center Off. Info./Adm. N 400 t.b.d 0.50 6.00 2,400
13 10 Y L-V Clay&Leather Shop Crafts Y 1,410 t.b.d 1.50 18.00 25,380
14 11 Y Artes Metalicas Shop Sculpture Y 1,537 t.b.d 1.50 18.00 27,666
15 12 Y (@ Ground fl.) Rest. Out/in Cafe N 3,132 t.b.d 1.30 15.60 48,859
16 13 Y Little Church of L-V. Church Y 1,182 n/a n/a n/a n/a
17 14 Y Jesse Sanchez Shop Art Studio Y 178 t.b.d 1.50 18.00 3,204
18 14 Y La Plantadora Shop Plants Y 1,006 t.b.d 1.30 15.60 15,694
19 14 Y The Maker Shop Fine Crafts Y 176 t.b.d 1.50 18.00 3,168
20 14 Y Texas Potpourri Shop Fine Crafts Y 152 t.b.d 1.50 18.00 2,736
21 14 Y River Art Group Shop Gallery Y 278 t.b.d 1.50 18.00 5,004
22 15 Y (t Ground fl.) Shop Ceramic/Imp. N 1,274 t.b.d 1.50 18.00 22,932
23 16 Y (8 Ground fl.) boutique Boutique N 3,650 t.b.d 1.50 18.00 65,700
24 16 Y Village Inn Rest. Out/in Cafe Y 398 t.b.d 1.30 15.60 6,209
25 16 Y (t Ground fl.) -boutique Boutique N 435 t.b.d 1.50 18.00 7,830
26 17 Y (G Ground fl.) boutique Photography N 429 t.b.d 1.50 18.00 7,722
27 18 Y Cos House Rental Party/Conf. Y - n/a n/a n/a n/a
28 20 Y (with 121) Rest. GourmetNediumSize N 712 t.b.d 1.30 15.60 11,107
29 21 Y (with 120) N 338 t.b.d 1.30 15.60 5,273
30 21 Y (with #20) N 805 t.b.d 1.30 15.60 12,558
31 22 Y (@ Pl.Juarez) Rental Party/Conf. N 1,158 t.b.d n/a 0.00 0
32 23 Y Little Studio Shop Gallery/Art Y 622 t.b.d 1.50 18.00 11,196
33 24 Y V. Stained Glass Shop Fine Crafts Y 489 t.b.d 1.50 18.00 8,802
34 25 Y Country Villa boutique Boutique Y 720 t.b.d 1.50 18.00 12,960
35 25 Y Blue Lady Off. Psychic Reader Y 200 t.b.d 0.50 6.00 1,200
36 26 New (I Court) Food Counter Food N 1,800 t.b.d 1.75 21.00 37,800
37 27 New (@ Court) Food Counter Food N 2,000 t.b.d 1.75 21.00 42,000
38 27 New (On Alamo St.) Shop Convenience-hotels N 3,400 t.b.d 1.50 18.00 61,200
39 27 New (@ Second fl.) Rest. Gourmet (large) N 5,400 t.b.d 1.30 15.60 84,240
LA VILLITA TOTAL BUILDINGS 43,735 16,1s 7z., 361
------------------------------------------ (AREA)====(eightedAvg)==(TOTAL)=
RENO 26 Y Concession Bldg. Storage Total Area excludes
RENO 26 Y Restrooms Service the church
FIGURE 17-A2
Increase Increase
EVENTS AND RENTALS - SCENARIO II factor 15.007factor= 15.001
---------- --------------------------!-Capacity --I---Events/yr 1----Rent----
I Location NAME STAND @TABLES FREE PAID AVG/EVEN INCOME/Y
A LV Maverick Plaza (3) n/a n/a n/a n/a n/a 0
B LV Plaza Nacional (2) 200 150 4 39 575.00 22,483
C LV Plaza Juarez (1) 500 300 9 52 575.00 29,756
D LV Cos House (4) 200 150 31 89 287.50 25,458
E LV River Theatre (5) 900 n/a 33 128 230.00 29,360
--------------------------------------------------------------------------
SUBTOTAL Events 1,800 600 77 307 417 107,056
-------------------------------------------(AV6.)-(TOTAL)-
F LV "Niosa" (6) all of Villita - 7,500 - 1 53,590 53,590
LA VILLITA SUB-TOTAL 1,800 8,100 $160,646
%SUBTOTAL)
6 HF Beethoven Hall Theater 12,390sf n/a n/a n/a n/a n/a 75,000
LA VILLITA-HEMISFAIR TOTAL $235,646(TOTAL)=
HEMISFAIR (HF) -- BUILDING RENTS SCENARIO II
------- --------- Tenant -------------------- Lease------------
# BLBG HIST? NAME USE TYPE EXST? AREA LEASEX $/SF/M $/SF/Y RENT/Y
40 1 Y Schultze Whouse Bar/Show Canteen Y 7,910 t.b.d 1.60 19.20 151,872
41 2 Y Sweeney House Bar/Show Beergarden N 2,130 t.b.d 1.60 19.20 40,896
42 3 Y Schultze House Shop Specialty shop N 2,350 t.b.d 2.00 24.00 56,400
43 4 Y Halff House FoodStore German Bakery N 3,035 t.b.d 1.50 18.00 54,630
44 4 Y Halff House FoodStore & Cafe N 3,035 t.b.d 1.50 18.00 54,630
45 5 Y Acosta House Shop Specialty shop N 3,960 t.b.d 2.00 24.00 95,040
47 6 Y Kampmann House Food/show Gourmet/live music N 3,423 t.b.d 1.60 19.20 65,712
48 6 Y Kampmann House Food/show (Both floors) N 3,423 t.b.d 1.60 19.20 65,712
50 8 Y Carriage House Shop Specialty shop N 1,150 t.b.d 2.00 24.00 27,600
51 9 Y Eager House Shop Specialty shop N 1,970 t.b.d 2.00 24.00 47,280
52 10 Y Perieda House Shop Western N 1,990 t.b.d 2.00 24.00 47,760
53 11 Y Espinoza House Shop Kites/toys N 1,660 t.b.d 2.00 24.00 39,840
54 12 Y Koehler House Show Children N 800 t.b.d 1.25 15.00 12,000
55 12 Y Koehler House Shop Children N 1,000 t.b.d 2.00 24.00 24,000
56 19 N TranspMuseum Food PublicMkt/fast foo N 25,000 t.b.d 1.50 18.00 450,000
57 20 N USO Shop Esporium/houseware N 15,000 t.b.d 1.75 21.00 315,000
58 20 N USO Serv. PhotoTravelBarber N 3,000 t.b.d 1.50 18.00 54,000
59 13 Y Sam Smith House FoodStore Sp'lty/Ethnic Food N 735 t.b.d 1.50 18.00 13,230
60 14 Y Solis House FoodStore Sp'lty/Ethnic Food N 504 t.b.d 1.50 18.00 9,072
61 15 Y Kusch House FoodStore Sp'lty/Ethnic Food N 1,424 t.b.d 1.50 18.00 25,632
HEMISFAIR TOTAL BUILDINGS 83,498 1.65 19.76 $1,650,306
FIGURE 17-A3
BASIC COST SUMMARY -- SCENARIO II COST/SF OF
AVERAGE OF HIGH & LOW LV HF(1) TOTAL ITOTAL TOTAL BLDG
BUILDING AREA 43,735 95,888 139,623 - -
BUILDINGS COSTS 1,669,598 7,547,768 9,217,365 63.27% $66.02
XXXXX OPEN SPACE COST 899,925 2,815,000 3,714,925 25.50% $26.61
24000 SUB-TOTAL (construction) 2,569,523 10,362,768 12,932,290 88.77% $92.62
42000 TENANT ALLOWANCE 523,205 1,113,138 1,636,343 11.23% $11.72
TOTAL 3,092,728 11,475,905 14,568,633 100.00% $104.34
ITOTAL 21.23% 78.77% 100.00%
COST/SF BUILDING $70.72 $119.68 $104.34
ASSUME:52.50%= CONStruction as I OF TOTAL
PROJECT COST WSP-INDEX TOTAL $/SF
SCENARIO II %TOTAL(2) LV HF TOTAL %TOTAL OF BLDG
-----------------------------------------------------------------------
21000 LAND ACQUISITION 0.00% 0 0 0 0.00x $0.00
23000 OFF-SITE IMPROVEMENTS 2.00% 97,881 394,772 492,659 2.00% $3.53
24000 BLDG CONSTR/CONTR-----> 37.42%169,598 7547,768 9,217365 37.42% $66.02
XXXXX SITEIMPROV/DPEN SPACE-> 15.08% 899,925 2,815,000 3,714,925 15.08% $26.61
25000 BLDG CONSTR/DEVELOPER 1.93% 94,461 380,955 475,416 1.93% $3.40
26000 TENANT IMPROV/DEVELOPER 5.24% 256,463 1,034,303 1,290,766 5.24% $9.24
27000 TENANT CONST REIMBS -1.03% (50,412) (203,308) (253,719) -1.03% ($1.82)
31000 FIELD EXPENSES 1.70% 83,204 335,556 418,760 1.70% $3.00
32000 ARCH/ENGINEERINB 5.20% 254,505 1,026,407 1,280,913 5.20% $9.17
41000 LEASING 2.80% 137,041 552,681 689,722 2.80% $4.94
42000 TENANT ALLOWANCE------> 6.64% 523,205 1113,138 1636,343 6.64 $11.72
51000 MARKETING NET 3.32% 162,492 655,322 817,813 3.32% $5.86
61000 PRE-OPENING MGT 1.20% 58,732 236,863 295,595 1.20% $2.12
62000 OPERATING EQUIPMENT 0.70% 34,260 138,170 172,431 0.70% $1.23
71000 FINANCE/CARRYING COSTS 0.20% 9,789 39,477 49,266 0.20% $0.35
72000 LEGAL/ACCOUNTING 5.10% 249,611 1,006,669 1,256,280 5.10% $9.00
73000 DEVELOPMENT MGT 4.60% 225,139 907,976 1,133,115 4.60% $8.12
74000 PROJECT OFFICE 1.70% 83,204 335,556 418,760 1.70. $3.00
81000 POST OPENING 0.20% 91789 39,477 49,266 0.20% $0.35
85000 CONTINGENCY 6.00% 293,660 1,184,316 1,477,976 6.00% $10.59
----------------------------------------------------------
TOTAL COSTS 100.00751092,550 19,541,099 24,633,649 100.00% $176.43
COST/SF BUILDING $116.44 $203.79 $176.43
SIMPLE CRITERIA FEASIBILITY
SCENARIO 11 LA VILLITA HEMISFAIR TOTAL
10.00%PROJECT COST--->INCOME/YR RE9OD 509,255 1,954,110 2,463,365
INPUT ---- > ACTUALRENT 890,08 1,725,306 2,1615,314
PROJECT COST 5,092,550 19,541,099 24,632,933
ACTUAL %OF COST 17.48% 8.83% 10.62%--
NOTES::(1) Hemisf air total area includes the Beethoven Theater
(2) Enterprise's Water Street Pavillion (WSP) project adapted and used as comparab
FIGURE 17-Bl Costs
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SENSITIVITY ANALYSIS
CHANGE IN RETURN AS A FUNCTION OF CHANGES IN
CONSTRUCTION-AS-A-PERCENTAE-OF-TOTAL ("CONSOFTOTAL') ASSUMPTION
+LVR +HFR
40.00% 15.57%
42.501 16.001
45.00% 16.40%
47.50% 16.78%
50.00% 17.14%
---> 52.50% 17.48%
55.00% 17.80%
57.50% 18.10%
60.00% 18.38%
+TOTALR
7.82% 8.09%
8.05% 8.59%
8.26% 9.10%
8.46% 9.61%
8.65% 10.11%
8.83% 10.621(--
9.00% 11.12%
9.16% 11.63%
9.31% 12.13%
SENSITIVITY ANALYSIS
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CONSOFTOTAL
PROJECTED COSTS -- SCENARIO 11
I EL61 HIST? NAME/TENANT USE AREA LBASE
Renovation -------------------- TenantAllowance!------Total Costs ---
HBASE OTHER LCOST HCOST S/sf TOTAL LTOTAL HTOTAL
Chamade
Country Cha
Old S.A. Ca
(with bldg
Angelita
John Little
( Ground
Casa Manos
L-V Exhibit
L-V Post Of
(@ Ground
Tourist Cen
L-V Clay&Le
Artes Metal
(@ Ground
Little Chur
Jesse Sanch
La Plantado
The Maker
Texas Potpo
River Art E
(B Ground
(B Ground
Village Inn
(I Ground
(@ Ground
Cos House
(with 121)
(with 120)
(with #20)
(Q Pl.Juar
Little Stud
V. Stained
Country Vil
Blue Lady
(@ Court)
(Q Court)
(On Alamo
(I Second
Shop 763
rm Shop 820
sa Rest. 771
.13) 573
Shop 554
s Shop 1,086
fl.) Rest. 672
AlegrShop 1,583
Shop 1,674
fice Off. 674
fl.) Shop 2,466
ter Off. 400
atherShop 11410
icas Shop 1,537
fl.) Rest. 3,132
ch of L-V 1,182
ez Shop 178
ra Shop 1,006
Shop 176
urri Shop 152
roup Shop 27B
fl.) Shop 1,274
fl.) Shop 3,650
Rest. 398
fl.) Shop 435
fl.) Shop 429
Rental 0
Rest. 712
338
805
ez) Rental 1,158
io Shop 622
BlassShop 489
la Shop - 720
Off. 200
Food 1,800
Food 2,000
St.) Shop 3,400
fl.) Rest. 5,400
LA VILLITA TOTAL BUILDINGS 43,735 * $1,344,065 $1,995,130 $523,205 $1,867,270 $2,518,335
REM 26 Y Concession Bldg.Storage
REM 26 Y Restrooms Service
* Total Area excludes
the church
FIGURE 17-B2
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
3,815
4,100
11,565
8,595
2,770
5,430
10,080
7,915
8,370
3,370
12,330
2,000
7,050
7,685
15,660
5,910
890
5,030
880
760
1,390
6,370
18,250
5,970
2,175
2,145
0,
10,680
5,070
12,075
11,580
3,110
2,445
3,600
1,000
162,000
180,000
306,000
486,000
7,630
8,200
23,130
17,190
5,540
10,860
20,160
15,830
16,740
6,740
24,660
4,000
14,100
15,370
31,320
11,820
1,780
10,060
1,760
1,520
2,780
12,740
36,500
11,940
4,350
4,290
0
21,360
10,140
24,150
23,160
6,220
4,890
7,200
2,000
225,000
250,000
425,000
675,000
7,630
8,200
11,565
8,595
5,540
10,860
10,080
15,830
16,740
3,370
24,660
4,800
14,100
15,370
46,980
0
1,780
10,060
1,760
1,520
2,780
12,740
36,500
5,970
4,350
4,290
0
10,680
5,070
12,075
0
6,220
4,890
7,200
2,000
27,000
30,000
51,000
81,000
11,445
12,300
23,130
17,190
8,310
16,290
20,160
23,745
25,110
6,740
36,990
6,800
21,150
23,055
62,640
5,910
2,670
15,090
2,640
2,280
4,170
19,110
54,750
11,940
6,525
6,435
0
21,360
10,140
24,150
11,580
9,330
7,335
10,800
3,000
189,000
210,000
357,000
567,000
15,260
16,400
34,695
25,785
11,080
21,720
30,240
31,660
33,480
10,110
49,320
8,800
28,200
30,740
78,300
11,820
3,560
20,120
3,520
3,040
5,560
25,480
73,000
17,910
8,700
8,580
0
32,040
15,210
36,225
23,160
12,440
9,780
14,400
4,000
252,000
280,000
476,000
756,000
Costs
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-- - ---- - ---------- - - - ----------------- ! - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - -
LA VILLITA (LV)
OPEN SPACE COSTS - SCENARIO II
--------------------
I NAME
RenoRenovatio-----------
AREA LBASE HBASE OTHER LCOST HCOST
A Maverick Plaza (3) 18,225 10 25 0 182,250 455,625
B Plaza Nacional (2) 14,400 5 8 0 72,000 115,200
C Plaza Juarez (1) 10,800 5 a 0 54,000 86,400
D Cos House (4) 0 0 0 0 0 0
E River Theatre (5) 15,625 5 10 0 78,125 156,250
F Villita & Alamo St. Edge 0 0 0 0 200,000 400,000
L-V SUB-TOTAL $586,375 $1,213,475
H New Boliad Street Gardens 58,500 25 35 0 1,462,500 2,047,500
I Surface Parking 90,000. 8 12 0 720,000 1,080,000
3 Other Hemisfair Brounds 0 0 0 0 120,000 200,000
HF SUB-TOTAL $2,302,500 $3,327,500
TOTAL $2,888,875 $4,540,975
HEMISFAIR (HF) COSTS - SCENARIO 11
I BLBI H1ST? NAME/TENANT USE
I Y
2 Y
3 Y
4 Y
4 Y
5 Y
6 Y
6 Y
7 Y
B Y
9 y
10 Y
11 Y
12 Y
12 Y
19 N
20 N
20 N
13 Y
14 Y
15 Y
Schultze Whouse
Sweeney House
Schultze House
Halff House
Halff House
Acosta House
Kampmann House
Kampmann House
Beethoven Hall
Carriage House
Eager House
Perieda House
Espinoza House
Koehler House
Koehler House
TranspMuseus
USO
USO
Sam Smith House
Solis House
Kusch House
------ Renovation ------------ !TenantAllowance--Total Costs --
AREA LBASE HBASE OTHER LCOST HCOST $/sf TOTAL LTOTAL HTOTAL
Bar/Show 7,910
Bar/Show 2,130
Shop 2,350
FoodStore 3,035
FoodStore 3,035
Sp'Shop 3,960
Food/show 3,423
3,423
Theater 12,390
Shop 1,150
Shop 1,970
Shop 1,990
Shop 1,660
Show 800
Shop 1,000
Food 25,000
Shop 15,000
Serv. 3,000
FoodStore 735
FoodStore 504
FoodStore 1,424
0
0
0
0
0
0
0
0
0
90,000
90,000
90,000
90,000
75,000
0
0
0
0
75,000
75,000
0
237,300
106,500
141,000
197,275
197,275
316,800
205,350
205,350
150,000
141,750
158,950
249,200
156,400
99,000
30,000
2,250,000
1,350,000
270,000
115,425
100,200
99,680
435,050
138,450
176,250
242,800
242,800
356,400
256,688
256,688
180,000
159,000
188,500
269,100
181,300
111,000
45,000
2,750,000
1,650,000
330,000
122,775
105,240
121,040
118,650
31,950
23,500
30,350
30,350
39,600
51,338
41,070
0
11,500
19,700
19,900
16,600
12,000
10,000
375,000
225,000
30,000
7,350
5,040
14,240
355,950
138,450
164,500
227,625
227,625
356,400
256,688
246,420
150,000
243,250
268,650
359,100
263,000
186,000
40,000
2,625,000
1,575,000
300,000
197,775
180,240
113,920
553,700
170,400
199,750
273,150
273,150
396,000
308,025
297,758
180,000
260,500
298,200
379,000
287,900
198,000
55,000
3,125,000
1,875,000
360,000
205,125
185,280
135,280
HEMISFAIR TOTAL BUILDINGS 95,888 $585,000 $6,777,455 $8,318,080 $1,113,138 $8,475,593 $10,016,218
FIGURE 17-B3 Costs
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APPENDIX A - INSTITUTIONS AND PERSONALITIES
Because of its very structure as a public-private
venture, the project has a highly visible profile. The
project comes further into focus by the special historic and
cultural significance of the sites. The following persons
and groups have been selected for having a clear interest in
the development process, as well as in the outcome.
o Henry Cisneros, City Mayor.
The governing structure in San Antonio confers most power
to the City Council. The mayor is elected a term of only
two years. However, Cisneros seems to exert real influence
over the political process and his influence stems from the
strong support he holds in the electorate. In the last
election he was voted'into office by an overwhelming 93% of
the vote. A Mexican-American, Cisneros is a charismatic
personality and very outspoken on local urban design issues.
He is largely responsible for the decision to invite
Enterprise to San Antonio.
HemisFair is seen as a "white elephant," and cited as
being the "skeleton in the Closet" by the local press. (San
Antonio Monthly, Octber 1984). Cisneros could gain much
from having something done on the site. The simple fact
that a study is under way may help ease the public
perception that HemisFair is a hopeless proposition --
especially since it is Jim Rouse who is carrying out the
study.
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o Conservation Society
The Conservation Society is an influential group that
oversees the preservation of San Antonio's historic and
architectural heritage. Many of its members are also
members of the powerful Historical Review Board that has the
right to review plans for any work involving historic
structures and districts. The Society has offices on a site
along the Riverwalk, to the east of the Arneson Theater and
immediately adjacent to La Villita. The site offers one of
the few opportunities for creating a stronger link between
La Villita and the River, however it is not within the
strict project limits. The Society is also one of the key
patrons of La Villita, leasing its plazas for numerous
events throughout the year. The most important of these is
the Night in Old San Antonio, or "NIOSA", a component of San
Antonio's annual festivities lasting four days and bringing
in substantial revenues to the Society. However many
tenants feel that the events are a nuisance, not adding to
their business and often leaving the place with litter even
the day after. According to the administration of La Villita
the rents it obtains from the plazas are considerably below
what could be charged. The Conservation Society is a direct
beneficiary of this situation.
In their advisory role on matters of historic
preservation and as patrons and neighbors, the Society can,
perhaps to a greater extent than any other group, affect
quality and the success of the development.
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o La Villita Tenants Association
The Tenants Association is composed of approximately
twenty-seven stores doing business in La Villita. The
tenants have concerns not only about the development under
study, but also about their current situation. In 1982 the
city carried out a renovation involving work in twenty-seven
buildings, landscaping, new lighting and paving, but the
$2.3 million project did not bring about the expected
economic turn around. It did, however, result in higher
rents and some merchants that did not return. (Still, even
today rents in La Villita are substantially below the
market). The tenants make public claims that their
situation is partly due to the lack of responsiveness of the
city to their own plans and proposals to improve the retail
environment. Outdoor'music, vendor boths, demostrations by
artist, and a whole-array of programmed activities would do
a lot to inject life into La Villita. But, the Tenants
Association claims, the city has discouraged and restricted
their efforts.
The "...tenants also point at the Historical Review Board
as another restricting factor to the promotion of La
Villita." (San Antonio Monthly, p.47). The tenants would
like more flexibility in advertising their shops through
signage, color, etc. Strikinly enough, both the city and
the Historical Review Board claim that they basically agree
with the tenants and would like to see some of the same
changes the tenants claim they have been restricted to make.
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o Institute of Texan Cultures
The Institute is a branch of the University of Texas. It
collects and exhibits objects and photographic records of
the inhabitants of Texas, from pre-Colombian time to the
present. The Institute is also active in research and
serves as liason to a number of ethnic groups that maintain
alive their cultural traditions. The importance of the
Institute to this development is in its location, and
recognition as the safe-keeper-of regional heritage.
Admission to the exhibits is free, although a donation is
highly encouraged.
One of the most interesting activities of the Institute
is its "ambassador" outreach program. About 400 volunteers
participate, bringing special courses in history, ethnic
cultures, and other subjects not usually available to remote
areas. A mobil unit used to travel to different parts of
the region, and a televised inter-active program are also
used as part of the outreach effort.
The Institute is said to be a large center of tourist
attraction in San Antonio -- second only to El Alamo. Its
FolkLife Festival, celebrated in the first week of August
(Thursday to Sunday), is a mayor regional event attracting
large crowds.
The Institute occupies a building at the eastern edge of
the HemisFair Park site. Although at opposite ends of the
HemisFair site under study, the Institute is a potential
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generator of traffic through the site. Unfortunately, the
building is presently hidden behind berms, hardly visible
from the West. Most traffic arrives by car, rather than
through the park. This presents its own problems. John
McGiffert, Director of the Institute says that the FolkLife
Festival, as well as many of the other special events of the
Institute, generate severe parking shortages in the area.
McGiffert estimates that about 900 spaces would have to be
added to correct the situation.
Due to its proximity, and the rich cultural
manifestations that the Institute promotes, the "spirit" of
the Institute could serve as a source of inspiration to
generate a concept for the activities in HemisFair. The
potential has to be "externalized" and transformed into
economicaly viable activities -- not an easy task.
McGiffert expressed a concern that the City Planning
Department is not doing enough to keep HemisFair Park
tenants informed, nor to include their inputs in projects
for the park. The comment can be taken as a reference to the
landscape project centered on the Tower of the Americas that
would retain and landscape elevated walkways to the West of
the Insititute. This project is breaking ground this summer,
1986. The comment also aludes to a proposed new parking
structure shown in some city plans, sited in front (West) of
the Institute, in land that belongs to the University of
Texas.
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o Transportation Museum
Of much smaller influence than the Institute of Texan
Cultures, the Transportation Museum is nonetheless important
due to its present location in the HemisFair site. It
occupies the largest structure now on the site (25,000 sf)
-- a rather faceless, patched-up building.
The Museum owns a collection of about fifty cars dating
back to the early beginnings of this mode of transportation.
Most of the cars are in operating condition and are
exhibited inside the building to tourist, school groups and
other fans of vintage cars. Visitors this year are
estimated by the director of the museum at approximately
40,000 (down from the previous year) -- a figure he feels
could be much higher.
The director of the museum feels frustration at the
neglected state of the operation he heads. The museum has
faced eviction twice as part of the city's efforts to
facilitate potential development of the site. Creation of a
new science museum, which could house the collection, seems
remote at best.
As an amenity, the exhibit could be potentially valuable.
Whether encased in transparent boxes, or taken out and
paraded on the site, the cars could be part of the life
HemisFair needs. Finding economic means of integrating
them to the development appears difficult, however.
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o District Councilwoman Berriozabal
A strong political figure in the district than encompases
the CBD, and many of the inner city neighborhoods, Maria
Antonietta Berriozabal is at the center of a network of
community groups and individuals who look to her for
information and support. Her interest is to ensure "...the
preservation of the neighborhoods, the revitalization of
downtown as a strong retail market and viable business
location, and the restoration of the city's historic
structures." ("A Gold Medal for a Gold Record.")
Berriozabal is straightforward and determinate, and makes it
clear that her vote on any development proposal in her
district will be based on an assessment of its impact on her
constituency.
Rumors that a parking facility south of Durango street,
in the HemisFair-La Vaca neigborhood, had been proposed as
part of the development had prompted residents of the area
to call Berriozabal. The residents are mainly low income
and elderly and fear displacement. Without saying that a
parking structure there would be unacceptable, Berriozabal
did state her attention to the issue. (The parking facility
was in fact part of an earlier proposal by another
developer.)
La Villita tenants had also contacted Berriozabal for
information. After the 1982 renovation of La Villita, the
councilwoman had sided with the merchants to oppose an
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immediate rent increase, that did take effect, from $0.15 to
their current levels ($0.60/sf/mo). She favored an approach
under which the rents would be increased gradually, as the
tenants began to reap the benefits of the renovation.
A sensitive development could have clear benefits for the
residents and merchants of the district, and political
benefits for Berriozabal. Job creation, physical
improvements and historic preservation of dilapidated
structure in HemisFair certainly are actions consistent with
the her.stated objectives. Berriozabal will probably want
to maintain a profile in the process, both in a watchdog
role and as an able politician seeking a place under the
limelight.
o Architecture Community
Both sites under study enjoy high visibility in the San
Antonio architectural community. They represent
opportunities to shape important parts of the CBD, and more
important, to communicate a design philosophy about
preservation and the cultural life of San Antonio.
Selection of a design team needs to take into account its
capacity to attend to a whole range of issues -- ranging
from urban design to preservation of small historic
structures. The designer must have an indepth understanding
of the San Antonio CBD, and an ability to create spaces that
captivate and encourage pedestrian traffic in an outdoors,
urban context.
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o Parks and Recreation Department
The Parks and Recreation Department, an agency of the
City of San Antonio, controls both the HemisFair and the La
Villita sites. The Department administers La Villita in a
rather "laissez-faire" manner. Lack of support staff and
lack of funds are cited as the main impediments to a
stronger promotional action by the administration.
Although tenants seem supportive of the role of Nancy
Brennan, the Department's administrator at La Villita, they
blame the Dapartment for lack of action and lack of economic
success of the place. Brennan states that sales are 30%
below what they were a year ago. But this information is
based only on claims made by the tenants.
The degree of success, or lack of it, of the tenants is
actually unkown to the Department. No sales records are
kept, and tenants are naturally reluctant to reveal much
information. The Department collects a flat, fixed rent and
collects separately for other expenses such as promotion,
utilities and maintenance. Rents range from $3.00 to
$7.20/sf/yr., the latter being the most common.
The Department also collects rents from the plazas in La
Villita. The plazas are used by by independent groups and
civic organizations for parties and festivities. Over 400
events held in La Villita every year. They are a good
source of to the La Villita administration, which feels it
could make even heavier use of the plazas (the demand
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exists) and charge significantly higher rents for them as
well. Now, rents range from $200 for an event in the Cos
House, to $1,000 for a large plaza.
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APPENDIX B - SITE PLANNING CONSIDERATIONS
This section examines elements of the site planning
problem. It raises issues considered in the proposed plan
and of general value to any other plan.
Bl ACCESSIBILITY
1.1 The Public Transportation Issue in the CBD.
San Antonio has experienced a phenomenom not uncommon
with other cities -- flight tothe suburbs and gradual decay
of downtown as a center of activity. Suburbs satisfy the
retail, entertainment, and employment needs of the great
majority of San Antonians. The City and business groups
remain interested in seeing a stronger downtown, but as in
other cities, access and parking remains a handicap.
Based on perhaps over-optimistic estimates of new
development made in 1984, three organizations banded
together to study ways of improving both the accessibility
and the pedestrian environment downtown. The Tri-Party
Downtown Transportation Initiative, composed of the City,
VIA Metropolitan Transit, and the Downtown Owners
Association, have visions of a downtown rennaissance. In a
somewhat facetious manner, the local press has described the
prevailing vision:
"[Downtown would be] filled with credit-card carrying
yuppies...walking on widened, landscaped sidewalks
and...enjoying a marketplace atmosphere."
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( San Antonio Monthly, Oct. 1984, p.28)
Many of the plans for a revitalized downtown depend on a
reorganization of the bus system. The business community
would like to see a bus-free zone in much of downtown, with
the elimination of vehicular predominance on selected
streets. A number of key statistics have been cited as
indication of the problem:
o Bus riders downtown:
Downtown destination = 37%
Non-downtown destinations = 13%
Transfers downtown to non-downtown destinations = 50%
o Downtown employees using VIA Metropolitan Transit = 22%
The figures seem to indicate that much of the congestion
of streets and sidewalks downtown could be alleviated by the
elimination of unnecessary thru-traffic of buses. The
solution under consideration is a transfer station, the
location of which becomes a very important issue. On the
one hand it needs to be marginally located to solve the
problem of congestion, on the other, it needs to be close
enough not to discourage users of this form of
transportation into downtown. The centralization of traffic
could bring its own form of congestion while adding minutes
to the existing routes. A proposed alternative is to have a
number of mini-stations scattered about the CBD.
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Part of the accessibility issue relates to an idea of
taking advantage of several attractions by connecting them
as a "package downtown experience." Places such as El
Alamo, the Riverwalk, El Mercado, and La Villita are
important destination places, but they remain relatively
isolated from each other -- more in a competing than a
synergistic role. Their integration calls for a system of
pedestrian spaces supported by public transportation into
and within the CBD. The need to service the hoped for
white-collar boom has stirred up other moves in preparation.
VIA sees the need for more park and ride programs, express
services, and crosstown buses.
It is easy to believe that the bus-routing issue has as
much to do with a concern for who rides the buses as it does
with the absolute numbers. A blue-collar, predominantly
Mexican-American population is the one often lining the
sidewalks at bus transfer stops. They are downtown because
they have to be -- on their way to work -- and not as
consumers. The price range of the merchandise they could
afford is likely to differ from the "high-end" vision
quoted above. Clearly, there is hope of enticing a larger
proportion of white-collar consumers downtown, and they may
not come as long as the place is perceived to be where the
"wrong kind of people hang out."
The bus issue serves to contrast the nature of the
rennaissance envisioned by some versus the reality of who
now actually visits the downtown area. The divergence
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serves as evidence of a pervasive issue that must be dealt
with in developments that seek to bring people back
downtown: the need to appeal to a broad population base of
Mexicans, Mexican-Americans, Anglos and other ethnic groups
in San Antonio.
1.2 Arrival and Parking
Among the most critical issues for consideration in
planning the development is to- examine the means of arrival
to the sites. The lack of easy access would severely
undermine the possibility of creating successful centers of
commercial activity and recreation. There are basically
three ways of arrival to the site: by private vehicle, via
public transportation, and by foot. All three will play a
role in La Villita-HemisFair, although in different
proportions.
Because of its downtown location, proximity to hotels,
the Convention Center and other points of visitor interest,
one might expect a percentage of the traffic to La Villita
and HemisFair to arrive by foot or public transportation.
It will be necessary to create an environment in the
surroundings of the sites that supports pedestrian movement,
making the sites more accessible and the walk to them more
desirable. Clear signage, attractive sidewalks and paths,
inviting stairs, unobstructive and pleasant landscape,
should be planned strategically to link to and tap existing
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and foreseeable foot traffic. The development must not
become an island, detached and unaccessible to pedestrians.
It must have a clear entrance(s) at the street, -- the
typical mall layout, in which vehicular areas, parking,
streets and driveways surround the buildings is not
appropriate.
However, a substantial percentage of the traffic to the
developments can be expected to be via private vehicle. It
would not be in the best interest of the project to ignore
this fact. Two prime considerations follow as a result:
vehicular access to the sites and parking.
From a vehicular access perspective, the sites are in a
fairly desirable downtown location. One reason that made
HemisFair a good site for the 1968 World's Fair, namely easy
access to highways, also makes it a reasonably good site for
a commercial center. Highway IH-37 borders HemisFair Park
on the East, with off-ramps convenient to Commerce Street to
the North, and Durango Boulevard to the South of the site.
Durango also offers ready access to Highway IH-35 West of
downtown.
The availability of free or nominal rate parking is one
of the mayor attractions necessary to compete with suburban
developments and to make the trip to La Villita-HemisFair
seem easy for all San Antonians. Determining the necessary
number of parking spaces will require assumptions about the
amount of traffic anticipated from each of the three modes
of arrival: public transit, foot, car. The suburban mall
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where virtually 100% of the arrivals are by car can be used
as a basis of comparison. Using an industry standard of 5
parking spaces per 1,000sf of GLA for a mall of that type,
the relationship between different arrival assumptions,
efficiency of the parking solution, and size of development
can be explored as to their impact on required parking area.
Three tables have been prepared to show the results of such
analysis. (Figure 18, Parking Requirement Analysis)
Table 1: Number of parking spaces per 1,000sf of GLA as a
function of assumptions about percentage of traffic using
the car as a means of arrival.
Table 2: Size of the required parking area as a function of
percentage of non-car traffic and a parking solution of a
given efficiency (number of square feet per car)
Table 3: Size of the required parking area as a function of
the size of the center and a parking solution of a given
efficiency (number of square feet per car).
Assuming an efficiency of 320sf/space, a 120,000sf
development with 50% foot and public transit arrivals would
require 300 spaces or 96,000sf of surface area. By
comparison, assuming only 20% foot and public
transportation arrivals would require 480 spaces or
153,600sf of surface area (from table 3). For the sake of
illustration, it can be noted that the latter case would
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involve an area of approximately 3.5 acres, or roughly 40%
of the entire HemisFair site, covered with surface parking
(Figure 19, Parking Study)
As a rough approximation it is possible to venture that
La Villita will have a substantial proportion of foot
traffic from the river and Alamo Street, and that a mayor
portion of the latter will come from the adjacent hotels and
Convention Center. A major proportion of visitors to
HemisFair are likely to come from outside the downtown area,
although tourist traffic from the Convention Center, the
Tower of the Americas and the Institute of Texan Culture
would be attracted to HemisFair as well.
Assuming 20% non-private vehicle arrivals, the combined
development would require the following number of spaces:
La Villita HemisFair Total
GLA 43,700 95,800 139,500
Gross Requirement 218 480 698
@ 5 spaces/l,000sf of GLA
Foot Arrivals Discount 44 96 140
@ 20%
Total Requirement 174 384 558
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1 DOWNTOWN RETAIL CENTER SAN ANTONIO PROJECT
1 PARKING REQUIREMENT Rod Brana / July 1986
TABLE 1: ASSUMPTIONS
Required Parking = 5.00
(Spaces/1000sf of SLA)
TABLE 2: ASSUMPTIONS TABLE 3: ASSUMPTIONS
San Antonio PT 50.00% Center GLA = 120,000
Area I car (sf) 320 Area / car (sf) 320
%Foot traffic
and Public
Transit (PT)
ZUse of Parking/
Private 1000sf
Vehicles of GLA
Req'd Parking
GLA Spaces AreaExamples
XFoot traffic
and Public Req'd Parking
Transit (PT) -Spaces Area
5.00 Typical Sub-Urban Mall,
4.75 PT = 007.
4.50
4.25
4.00
3.75
3.50 Prudential Ctr., Boston
3.25 PT = 17%
3.00
2.75
2.50 Jordan Marsh, Boston
2.25 PT 507.
2.00
1.75
1.50
1.25
1.00
0.75
0.50
0.25
0.00
25,000
50,000
75,000
100,000
125,000
150,000
175,000
200,000
225,000
250,000
275,000
300,000
325,000
350,000
375,000
400,000
425,000
450,000
475,000
500,000
525,000
62.5
125.0
187.5
250.0
312.5
375.0
437.5
500.0
562.5
625.0
687.5
750.0
812.5
875.0
937.5
1000.0
1062.5
1125.0
1187.5
1250.0
1312.5
20,000
40,000
60,000
80,000
100,000
120,000
140,000
160,000
180,000
200,000
220,000
240,000
260,000
280,000
300,000
320,000
340,000
360,000
380,000
400,000
420,000
FIGURE 18 - Parking Requirement
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FIGURE 20 - CONTEXT ANALYSIS
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B2 TWO DEVELOPMENT TRENDS
Two development trends in the vicinity of the sites
should be singled out for their relevance to La Villita-
HemisFair: El Alamo Street corridor, the Convention Center
encirclement. (Figure 20, Context Analysis).
B2.1 El Alamo Street Corridor
Alamo Street, the street perpendicular to major access
streets (Commerce and Durango) and running through the
sites, is of major importance to the project. Alamo Street
is also important for its linking of other downtown
attractions, several hotels, the Riverwalk, El Alamo to the
North, and the King Williams and La Vaca neighborhoods to
the South. (Figure 20, Context Analysis).
It is unlikely that El Alamo will ever become a street
lined with commercial activity opening on to the sidewalks.
Mainly larger uses are found along it, making distances
longer and diluting the density of activity. However,
existing conditions create the potential for El Alamo to
become a "gateway" street, giving access to places of
interest and carrying pedestrian traffic and special means
of transportation -- such as trolleys and horse-drawn
carriages. El Alamo, with its two-feet wide median, could
be treated as a "garden-street". Pedestrian crosswalks
should be clearly marked with blinking yellow lights at key
points in mid-block to facilitate movement from one side of
the street to the other. One such point is by the new
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entrance to the Convention Center on the East and the Hilton
Hotel and access to the Riverwalk and La Villita on the
West. Another key crosswalk could connect the Beethoven
Theater and HemisFair on the East with the Four Seasons and
new Fairmont Hotels on the West. An important connection at
the point where HemisFair and La Villita are adjacent to
each other across El Alamo Street would be desirable to link
the two sites physically, even if their programs of
activities are different.
B2.2 The Convention Center Encirclement
Whereas the Alamo Street corridor is a linear link, a
new, interior-of-the-block system of interconnected places
has also begun to emerge as a connector of important
activity centers. This system is emerging as a result of a
substantial amount of improvements in downtown San Antonio,
either proposed or under construction, clustered near and
around the Convention Center.
The northeast half of the encirclement of the Convention
Center can be said to start at the River Walk, crosses El
Alamo, is picked up by the proposed River Center Mall,
continues around the north and east side of the Convention
Center and the proposed new Sheraton Hotel, and includes the
new park around the Tower of the Americas. To the south and
west, the encirclement encompasses the HemisFair site, the
hotels on Alamo Street (including the new Fairmount Hotel on
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the corner of Nueva St.), and gets back to the River Walk at
La Villita.
The presence of the Convention Center at the heart of
this ring is no coincidence. With an attendance of
approximately 1.6 million in the year ending September 1985,
the Convention Center is like a large heart pumping vitality
to downtown San Antonio. However, due to its size and
special nature of its events, the Convention Center could
also act as a strong barrier for other traffic -- especially
detrimental to the HemisFair site at the back of the Center.
It is important to create links around as well as through
the Convention Center in order to materialize the synergism
of the historic places and new developments encircling the
Center.
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B3 RECONNISSANCE OF THE SITES
B3.1 Pedestrian Traffic, Edges and Entrances.
Listed as one of the major attractions in every
description of the city, La Villita already generates some
of its own traffic. HemisFair, on the other hand, lacks
pedestrian attraction given its run-down state and lack of
character and amenities.
Although La Villita is already a destination, there are
problems in making La Villita an economic success. There is
little doubt that an element to its success will be the
ability to tap into the Riverwalk traffic. La Villita
should be perceived as part of the San Antonio River system:
a place to stroll and linger -- rather than just a "must"
tourist spot deserving a half-hour visit.
Currently, HemisFair presents more difficult problems in
terms of pedestrian traffic. It is isolated from the main
system of walks and plazas in a relatively hostile
environment. The traffic from the river, some distance
away, cannot be depended upon to create the kind of traffic
necessary to make this project a success. HemisFair will
have to contain, as well link to, traffic-generating
amenities. A connection to La Villita and the Riverwalk is
desirable, but it is more important to offer in HemisFair
amenities that generate their own traffic, as well as links
to other attractions in the vicinity. HemisFair must be a
destination in its own right -- easily accessible by vehicle
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as well as by foot.
The $10 million landscape project in the central portion
of HemisFair Park around the Tower of the Americas is a much
needed improvement over what is there already; it may become
an attraction in its own right. The extent to which the
park will complement the development in HemisFair is not
easy to determine. The park is a passive amenity that may
signal "the end of activity" to traffic from the north and
east, while creating a rare respite in the hard setting of
street-level downtown San Antonio (i.e. as opposed to river-
level).
Construction of the proposed Sheraton Hotel at the
northeast corner of the park (Encore Development Company's
project) will be an important live edge for the park. It is
hoped that the hotel will also encourage through traffic
from Market Street.~ Similarly, the HemisFair site should
serve as a gateway to the entire HemisFair Park from Alamo
Street.
Thus, the two sites present different challenges with
respect to traffic. For La Villita the issue is one of
increasing its appeal as a place to stay. It must be
perceived as part of the CBD's system of pedestrian spaces
as well as a major place along the Riverwalk. Physical and
promotional improvements are necessary. For example, as
part of reinforcing its association with the river, the
name could be extended to: "La Villita del Rio" (La Villita
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by the River). This name could be used in all promotional
material and used in signage clearly visible from the
Riverwalk.
In turn, HemisFair should be perceived as part of the
larger system of CBD amenities complementing rather than
competing with the Riverwalk, the new River Center Mall, and
La Villita. HemisFair should recapture the vitality,
enthusiasm and sense of wonder of the 1968 World's Fair
generated in San Antonians. It should serve as a
convenient, easily accessible urban place -- an "entry-way"
to the CBD. Accordingly, success of HemisFair will probably
depend upon vehicular (car and bus) as well as pedestrian
traffic in the CBD.
B3.2 Internal Organization
Although part of the same development, the two sites need
not be regarded as one. El Alamo street is a strong barrier
to any attempts to integrate the two sites (tunnel and
overpasses are seen as inappropriate). More important, the
strong historic identity of La Villita would render any
effort to "expand it" superficial. , The two sites must
complement each other, but maintain their own very different
identities.
B3.2.1 La Villita -- La Villita currently lacks a clear
organization of space and movement. One of its charms, the
ability to walk through it aimlessly, is also one of its
greatest problems. "People get lost in La Villita." (Nancy
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Brennan, administrator in charge of La Villita) It is very
easy to cut across plazas and leave La Villita without
having seen it. A well defined walk, signage and landscape
should serve to give the visitor a complete and effortless
tour of the place. All shops should be easily located and
accessible from this internal route.
Historic precedence would support the idea of having a
hierarchy of spaces from most public to private. Typically,
buildings in a village do have, a front and a back. The
front is the public face, while the back is for the "family"
and those specially invited in. There is an opportunity for
some of the buildings in La Villita to define their own
"back patios," which would be accessible through the shops.
These spaces could be used to expand the retail area, to
display exhibits, to place tables, and to hold restricted
social events. The use of these patios by the shops would
in turn define more clearly the paths or "streets" of the
village.
When convenient the patio could be located in front of a
building rather than in back of it. Landscape in the form
of paving, low walls, planters, should make it clear that
the space is an extension of that building.
The same concept of a hierarchy of public/private spaces
found in a village (and here suggested for individual
buildings) could be applied to La Villita as a whole. Plaza
Nacional and Plaza Juarez could continue to be the site of
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major restricted as well as fully public events. In the
case of major festivities, the plazas and the "streets"
would be the collective civic spaces of the village. In the
case of limited access events, the plazas would become rooms
in themselves, separated from the rest of the village fabric
-- namely the buildings, the "public streets" and the
"private patios."
B3.2.3 HemisFair -- The site currently lacks a clear
organization. The few existing structures seem to simply be
scattered in a random manner on the site. A new
organization has to be created. This organization should
be clear and strong, linking as much as possible to other
points of destination.
The density of construction in HemisFair is neither high
enough to be construed as an urban place, nor low enough to
convey the sense of structures in a park. Denser
construction is suggested as a means of generating more
activity. Economic reasons will probably also call for more
leasable space than what can be achieved from the buildings
that warrant reuse. Because of the need for density, the
development should be seen more as a part of the built urban
fabric than of the park. The existing system of pathways
meandering through patches of grass (a "pastoral" setting)
does not seem appropriate.,
This suggests that an important part of the organization
of HemisFair will be its relationship to an existing or
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recreated urban element, such as a street or a square. Clear
candidates are El Alamo and Goliad streets. The pattern of
circulation, and the buildings, should conform spaces that
relate to this organizing element. Most buildings on the
site already follow either of these two streets.
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APPENDIX C - USERS AND ACTIVITIES
The single most important issue upon which the successful
use of the site hinges is the program of activities. There
is a need to be very creative in crafting a program that
will manage to turn around the "white elephant" image of
HemisFair and pull La Villita out of the economic subsidy
lifeline. Several performance criteria have been
established at this early stage in thinking about
activities:
o Who will Come?
Given the small population base downtown, and the
neglected state of existing structures in HemisFair, both
people and buildings are endangered resources. Many
buildings will need to be adapted to new uses. The people
must be brought to both sites. The question is where will
they come from and who will they be?
The resident population in San Antonio SMSA is
approximately 1.1 million and it is expected to grow to 1.6
million by the year 2000 (2.71% annual growth rate) . The
ethnic composition includes 44.9% hispanics, 47.1% anglos
(white non-hispanic), and 7.2% blacks. (Research Profile 2,
p.6-7)
only a small fraction of San Antonians come downtown to
work (approximately 25,000), and it is not enough to support
this development on the basis of convenience shopping
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catered to the passer-by. La Villita-HemisFair will have to
attract people from the entire metropolitan area.
An obvious source of people is also the impressively
large visitor population. Given the 2.66% annualized rate at
which the numbers of San Antonio visitors increased in the
1976 to 1984 period (7.3 and 10 million respectively)
(Source: San Antonio Visitors Conventions and Visitors
Bureau Facts and Statistics, 1 Jan. 1986, p.3) approximately
14.4 million visitors could be expected by the year 2000.
In each case it appears that visitors may continue to
outnumber the permanent population by a ratio of 7:1.
The concept of a person-visit is not as clearly defined
as one may want it to be, but it is still useful as a means
of getting a handle on the volume of traffic that has to be
designed for. In essence a person-visit is the occurrence
of someone walking into the center for an unspecified length
of time. Using rules-of-thumbs from other projects makes it
possible to begin to dimension the problem:
(A) Tenants (Project) Gross Revenues Rule: Average gross
sales per person/visit = $5.00
(B) Landlord Revenues Rule: Payments to landlord as percent.
of gross sales = 10 to 15%
(C) Return on Cost Criteria: Required gross revenues as a
percent. of project costs = 15%
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VISITS TABLE -- Figures in (000,000)
--------------------------------------------------
Gross-Revenues Max. Cost
Pers-visit/yr Tenants i Development Project
---------------------------------------
1 A---> 5 B--> 0.5 - 0.7 C--> 3.3 - 5.0
2 10 1.0 - 1.5 6.7 - 10.0
3 15 1.5 - 2.2 10.0 - 15.0
4 20 2.0 - 3.0 13.3 - 20.0
5 25 2.5 - 3.7 16.7 - 25.0
6 30 3.0 - 4.5 20.0 - 30.0
7 35 3.5 - 5.2 23.3 - 35.0
8 40 4.0 - 6.0 26.6 - 40.0
9 45 4.5 - 6.7 30.0 - 45.0
10 50 5.0 - 7.5 33.3 - 50.0
----------------------------------------
SMSA Population: 1.1
Visitors: 10.0
--------------------------------------
Notice that the table does not explicitly account for
the size of the project. The implied assumption is that
both in size and character La Villita-HemisFair will be able
to draw the numbers of people used as the governing variable
in the table. This requires creating the critical mass of
activities, people,-and environment. The sites must be
developed for substantial traffic: on the average, 15,000
visits/day for a project of $20 million, or 20,000
visits/day for a project of $27 million. This points to the
special nature of the development.
o Multiple Visits
The relative difference in importance between visitors
and permanent population becomes clearer when consideration
is given to recurrences. While only a fraction of the
visitor population may be expected to come to La Villita-
HemisFair, a multiple of the SMSA population could be
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expected to do so. In other successful urban marketplaces,
multiple visits by those among the local population who
frequent the project has been estimated by Enterprise at 5
to 7 times per year and tourist visitors account for 40 to
60% of all visits.
Baltimore's Harbor Place has an estimated 14 million
person-visits/year (SMSA population is approximately 3
million); Boston's Fanehuil Hall has an estimated 10 million
person-visits/year (SMSA population is approximately 4
million). Thus, the proportion of visitors to permanent
population expected to come to La Villita-HemisFair may be
closer to the 1:1 ratio than the raw visitor/population
figures suggest.
The program of activities should seek to create an
environment that encourages multiple visits from the local
population, while at the same time creating a "unique"
visitor attraction. The project must be a convenient place
for everyday shopping, dining, and entertainment yet also be
a very special event in San Antonio.
o A Place to Linger
Lacking a strong urban amenity, such as water or views,
the sites are at a disadvantage in competing with the River
Walk for visitors. The River Walk offers a rather narrow
set of experiences -- outdoor dining, walking, people
watching -- albeit in a beautiful setting. The strength of
the development under study must be in the variety of
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experiences it offers, as well as the uniqueness of the
setting. While the River Walk is a place where a visitor
(San Antonian or from out of town) may spend a couple of
hours, La Villita-HemisFair should offer a fullday's set of
activities, attracting traffic at all hours of the day. It
should also be seen as an ideal place for a half-hour foray
on the way to or from somewhere else.
o A Place Outdoors
The new HemisFair Park around Tower of the Americas will
introduce a large, pastoral green area in downtown San
Antonio. The River Walk, at the other end, is a green oasis
below the concrete city plane. Both ends of the project
offer the opportunity to enjoy the outdoors in an urban
setting. Connecting the two, physically and
psychologically, asa necklace of green areas, is one of the
greatest potentials for the sites.
Given the opportunity to work with existing buildings,
and the need to keep costs down, it seems inappropriate to
try to capture the main stream of activities indoors. "The
urban outdoors" could be the prevailing theme: continuity of
activities along a system of pedestrian open spaces, clearly
perceptible to where they lead, defined by the landscape,
berms, bollards, water elements, ornamental fences, etc.
Not all shops need to open to the outdoors. It might be
desirable to have larger buildings accommodate a multitide
of small tenants accessible from inside. Moreover, care
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should be given not to dillute the outdoor experience,
always giving people a reason to walk further on to the next
place of interest. Plazas to gather and socialize, spaces
for more programmed social and civic activities, would all
contribute to the general experience. Children spaces, such
as play areas, walkthrough fountains, rides, toy stores, and
events (such as kite flying contests in the park) would
insure family participation and support the concept that
this is a place to linger. According to some, family-
oriented activities would specially be welcome by the
Mexican-American population.
Early on in this project Enterprise decided La Villita
was critical to making HemisFair work. If either site
closes in on itself, the likelihood of achieving the
complementary synergism will be foregone.
o Shopping, dining and Entertainment: the Right Balance
People in San Antonio seem to agree: "downtown needs more
good places to eat, fine restaurants, and places of
entertainment." While others claim that they drive to
"loop-land" (as the sprawling suburbs beyond the inner
highway loop is called) for the convenience of shopping in
one of the malls ("North Star Mall" among the favorite).
Many people do not go to suburban malls for their
environment, but rather for the convenience. Others, do
enjoy the indoor cool environment of enclosed malls.
Teenagers, in turn, go to the malls to be with friends, to
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meet new people, to hear "the latest" -- to socialize. It
is a challenge for La Villita-HemisFair to offer a distinct
environment that can serve the needs of a broad cross-
section of ages and socio-cultural groups.
Environment and convenience, restaurants, entertainment
and shops in a people-oriented setting seem to be what would
draw people downtown. La Villita-HemisFair will have to
satisfy the longing of people for things that span the most
trivial to the deepest: easy parking, well-maintained
spaces, unique shops, indoor and outdoor music, a
smorgasbord of foods, a garden of people, a sense of
community identity.
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